
ARLINGTON COUNTY, VIRGINIA 

County Board Agenda Item 
Meeting of November 16, 2013 

DATE:  November 7, 2013 

SUBJECT:  ZOA-13-06 Zoning Ordinance amendments to amend, reenact, and recodify Article 
11 to incorporate the Columbia Pike Neighborhoods Special Revitalization District Form Based 
Code (CP-NFBC), and Articles 5, 6, and 7 to allow optional development under the CP-NFBC in 
R-6, R-5, R2-7, RA15-30T, RA14-26, RA8-18, RA7-16, RA6-15, C-1 and C-O districts for 
properties located within the Columbia Pike Neighborhoods Special Revitalization District 
(CPNSRD) on the GLUP.   This amendment also allows the commercial nodes CP-FBC in C-2 
and C-O districts for properties within the Columbia Pike Special Revitalization District, that 
were omitted from the reformat of the Zoning Ordinance adopted on May 18, 2013. 

C.M. RECOMMENDATION:  

Adopt the attached ordinance to amend, reenact and recodify Articles 5, 6, 7, and 11 of 
the Arlington County Zoning Ordinance, as shown in Attachments A and B, including 
incorporation of the Columbia Pike Neighborhoods Special Revitalization District Form 
Based Code, and to allow its use in certain R, RA, and C districts, in order to implement 
the Columbia Pike Neighborhoods Area Plan. 

ISSUES:  These are Zoning Ordinance amendments to adopt the Columbia Pike Neighborhoods 
Special Revitalization District Form Based Code and enable its use in certain R, RA, and C 
districts.  Issues have been raised as to whether the proposed Transfer of Development Rights 
provisions provide the most appropriate structure to enable density transfers and to create an 
effective implementation tool to preserve affordable housing and open space as identified in the 
Columbia Pike Neighborhoods Area Plan.   

SUMMARY:  In July 2012, the County Board adopted the Columbia Pike Neighborhoods Area 
Plan.  The adoption of that Plan was the culmination of major planning efforts designed to 
revitalize the Columbia Pike corridor, including the Columbia Pike Initiative Plan adopted in 
2002 (and updated in 2005) and its accompanying Columbia Pike Form Based Code adopted in 
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2003 for the commercial centers.  The Neighborhoods Area Plan sets forth a vision and policy 
recommendations for the residential areas along the corridor, primarily containing multi-family 
apartment complexes.  Since that time, a team of County staff and consultants, working closely 
with property owners and community and advisory commission members, has been preparing the 
Plan’s implementation tools, including a new Form Based Code (Neighborhoods FBC).  This 
new proposed zoning tool, which will be available to property owners within the proposed 
Columbia Pike Neighborhoods Special Revitalization District on the General Land Use Plan, at 
the property owner’s option, codifies the policies developed in the Neighborhoods Area Plan 
including those that address increased density above the by-right zoning, affordable housing 
requirements, four different building types, new streets, and public open space.   

Since December 2012, the team has prepared three drafts of the Form Based Code for review 
with the FBC Advisory Working Group (AWG), advisory commissions, and others.  At each 
step, feedback was reviewed and revisions were incorporated into the draft consistent with the 
vision set forth in the Neighborhoods Area Plan and good zoning practices.   

The proposed Neighborhoods FBC is one of several implementation tools recommended for 
adoption.  Consistent with the implementation actions included in that Plan, amendments to the 
General Land Use Plan, the Master Transportation Plan, and the Transfer of Development Rights 
Policy are also proposed, and are the subject of another staff report.     

The proposed Neighborhoods FBC is consistent with the main goals and policies of the 
Neighborhoods Area Plan, and includes the following main elements: 

• Building form standards for primarily residential uses;

• Different building types including Urban Mixed-Use, Urban Residential, Small
Apartment Buildings/Townhouses, and Detached single-family dwellings;

• Retail or commercial uses required where a Neighborhoods FBC area completes an
existing commercial center node at the fourth corner of a street intersection; and, in other
limited areas along Columbia Pike and farther from the Pike where small neighborhood
shops may meet market demands, those uses are also  permitted, but not required;

• Affordable housing requirements whereby between 20 to 35 % of the net new housing
(those units above the allowable by-right density) will be required to be affordable at
60% of the Area Median Income (AMI) for no less than 30 years, with some exceptions;

• Preservation of two Conservation Areas (Barcroft and Fillmore Gardens apartment
complexes) through special architectural standards that apply to renovations or additions
to existing buildings and for new construction at the edges of the Barcroft complex where
redevelopment is permitted;

• Bonus height, ranging from up to two or up to six stories (depending on location),
whereby density from Transfer of Development Rights sending sites (i.e., Conservation
Areas) may be received, or more affordable housing units beyond the minimum may be
achieved; and
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• Specific green building standards for each building type, including LEED Silver
certification for larger apartment buildings.

BACKGROUND:  In the late 1990’s, Arlington County embarked on a planning process called 
the Columbia Pike Initiative (CPI) to encourage revitalization and building of a safer, cleaner, 
more competitive and vibrant Columbia Pike community.  Initial planning efforts focused on the 
commercial centers or “Revitalization District Nodes” and, in 2002 (and updated in 2005), the 
County Board adopted the Columbia Pike Initiative-A Revitalization Plan.  A major 
recommendation of this plan was to develop a new administrative review process to evaluate 
redevelopment proposals on Columbia Pike, which became the Columbia Pike Special 
Revitalization District Form Based Code (FBC).  In February 2003, the County adopted the FBC 
for the Town Center and Village Center nodes; and later, in February 2004, the FBC was adopted 
for the Neighborhood Center and Western Gateway.  The FBC implements the main vision 
elements of the CPI Plan to create a pedestrian-friendly and transit-supportive Main Street with a 
mix of uses including lively and attractive shops and restaurants, housing and offices.  Since its 
adoption, the FBC has been used to approve 10 development projects including over 1,500 
housing units, over 280,000 square feet of commercial retail and office, a new community center, 
and a new public plaza.   

While the CPI and FBC focused on the corridor’s commercial areas, specific policies and new 
zoning were not included for the residential areas surrounding the nodes due to the complex 
issues associated with protecting the corridor’s supply of affordable housing.  A separate 
planning study was needed to examine how best to meet the revitalization goals in those areas 
along with strategies to maintain affordable housing as development pressures and land values 
rise. 

In 2009, the Land Use and Housing Study process began to study the multi-family housing areas 
with the goal of producing the next, and final, major plan for Columbia Pike.  The process was 
completed in July 2012 and resulted in the adoption of the Columbia Pike Neighborhoods Area 
Plan.  The Plan provides a framework for future public and private investment decisions to 
match community goals, and includes key strategies to: 

• Foster a healthy, diverse community with high quality of life along the Pike;

• Stabilize and strengthen single-family and multi-family neighborhoods and support
established concepts of vibrant, economically strong mixed-use commercial centers;

• Improve the existing housing stock and expand housing options to achieve a housing mix
that serves diverse households, preserves affordability for current and future residents,
and supports the County’s adopted housing goals and targets;

• Create a safe, pedestrian- and bicycle-friendly multi-modal corridor with attractive and
tree-line streetscapes and seamless linkages between neighborhoods, and to the
commercial centers, public spaces, and the region;

• Preserve neighborhood character, historic buildings, and tree canopy;

• Enhance urban design and architectural features to improve the Pike’s identity and
maintain compatible transitions between the neighborhoods and commercial centers; and,
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• Incorporate sustainable, energy efficient, “green” neighborhood and building design
principles.

The Plan is groundbreaking for Arlington County, reaching beyond measures achieved or 
addressed in prior planning efforts.  The Plan establishes an aggressive housing goal to preserve 
100% of the existing affordable housing units in the study area, including those affordable to 
residents at or below 80 percent of the Area Median Income (AMI).  The Plan envisioned a new 
FBC zoning tool that would include affordable housing requirements in exchange for additional 
density, and would also offer bonus height in certain areas to help preserve affordable housing in 
existing buildings through Transfer of Development Rights. 

DISCUSSION:  Overview of the Neighborhoods Form Based Code.  The proposed 
Neighborhoods FBC (see Attachment A) is a new form based code for the residential areas along 
Columbia Pike, created for the purpose implementing the Neighborhoods Area Plan.  Properties 
within the Neighborhoods Special Revitalization District, as proposed on the GLUP, will be 
eligible to use the tool.  It is designed to complement the existing commercial nodes FBC, and to 
incentivize revitalization and redevelopment of property along Columbia Pike.  Like its 
predecessor for the nodes, the Neighborhoods FBC is a set of alternative development 
regulations that are predictable, enhance the pedestrian experience, and guide construction 
following traditional Main Street principles.  However, where the commercial nodes FBC results 
in urban buildings placed at the back of wide, tree-shaded sidewalks; a mix of uses; and screened 
or underground off-street parking, the proposed Neighborhoods FBC is primarily a residential 
code with some limited opportunities for retail.  The regulations create a form characteristic of an 
urban residential area, emphasizing transitions to and from the commercial nodes,  incorporating 
private open spaces into the site design for tenants and additional landscaping between the 
sidewalk and the building face.  The proposed Neighborhoods FBC would provide a tool to 
evaluate development proposals for conformance with building form standards, such as massing 
and architectural standards, rather than through reliance on specific density limitations.  Existing 
zoning for eligible properties will not be changed. Should a property owner choose to use the 
optional FBC zoning, proposals that comply with all standards in the FBC may be approved, and 
rezoning of the property will not be required.       

It is anticipated that the Neighborhoods FBC will help preserve and/or create approximately 
1,800 affordable housing units over the next 30 years, or more.  If this occurs, it will generate a 
significant level of preservation towards the ultimate goal to preserve 6,200 affordable housing 
units along the corridor.  In addition to providing quality housing for a diverse population, the 
Neighborhoods FBC will also achieve site improvements with each new development project 
such as new sustainable and energy efficient buildings; new streets; sidewalk improvements; 
undergrounding of overhead utility lines; upgrades to underground utilities including water, 
storm, and sanitary lines; and, in some locations, new public open spaces.  

An update to the Form Based Code Administrative Regulations 4.1.2 will be prepared to clarify 
the additional submission requirements and processes for proposals under this Neighborhoods 
FBC.  However, the new FBC includes a detailed Administration section that outlines the main 
processes through which FBC applications may be approved.  Like the original FBC, 
development applications may be approved administratively or, in certain circumstances, by 
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special exception use permit.  In either circumstance, staff will review preliminary applications 
for compliance with the FBC regulations and will meet with the FBC Advisory Working Group 
(AWG) to further assess compliance of a preliminary application before the final submission and 
approval.  Proposals that: 1) are within Conservation Areas or areas Adjacent to Conservation 
Areas; 2) request bonus height; or 3) request additions or expansion of existing buildings, such as 
bump outs, will be required to apply for a use permit.  In addition, any application that includes a 
request for any of the limited modifications allowed by the FBC will require a use permit.  The 
County Board will consider such proposals to determine whether the requested change meets the 
intent of the FBC and if the modification is an equivalent or better design solution than that 
provided by the relevant FBC standard.  All other proposals, subject to complete compliance 
with the Form Based Code, may be administratively approved by the Zoning Administrator. 

Based on 10 years of experience applying the FBC in the commercial nodes, the new proposed 
Neighborhoods FBC will include a few differences.  The commercial node FBC includes a 
maximum site size threshold of 40,000 square feet that triggers a requirement for use permit 
approval.  However, such trigger is not proposed for the Neighborhoods FBC.  From staff’s 
perspective, the prescriptive Neighborhoods FBC regulations have built-in measures to ensure 
appropriate building forms and transitions in keeping with the Neighborhoods Area Plan and 
other County policies.  The additional density allowed by the Neighborhoods FBC, in 
combination with an administrative approval process by staff provides an effective mechanism to 
ensure compliance and predictability for the community while also providing an additional 
incentive for property owners to choose FBC development over the underlying by-right zoning 
provisions (i.e. R, RA, and C districts).  Furthermore, additional protection is built into the 
Neighborhoods FBC to assess potential traffic concerns, through a requirement for a 
Transportation Impact Analysis (TIA) for any development project, or single phase of 
development, that includes construction of more than 150 units.  With staff’s analysis of the TIA, 
and review by the AWG for all FBC applications, should any mitigation measures be necessary 
such as traffic signals, signs, crosswalks, turn lanes, or other street improvements, these could be 
considered as part of use permit approval or evaluated for implementation by the County.   

Additional differences from the commercial nodes FBC include: 
• Incorporation of allowances for administrative approval of minor adjustments to street

placement and the corresponding required building line (RBL) shown on the Regulating
Plan, and in limited situations, allowances for streets  that provide pedestrian and bicycle
passage only, to provide flexibility and address certain site constraints.

• The new Neighborhoods FBC anticipates that properties may redevelop in phases.
Therefore, the standards allow infill development on existing residential properties,
whereby new FBC development could co-exist with existing residential buildings on that
property for a period of time, when a phasing plan is submitted that meets defined criteria
for such phased development.  This allows for incremental new development that would
not otherwise be allowed by the underlying zoning on these properties, but that furthers
realization of the vision in the Neighborhoods Area Plan.

• The new FBC will require the Historical Affairs and Landmark Review Board (HALRB)
to review development proposals within the Conservation Areas or in areas immediately
adjacent to Conservation Areas, as discussed further below.
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• Implementation of regulations to support visitability of residential units for persons with
disabilities.  Like the commercial nodes FBC, the new FBC includes option for
developing at-grade entrances for townhouses; single family detached houses may also
have at-grade entrances in the Neighborhoods FBC.  However, the Neighborhoods FBC
also incorporates requirements for an additional visitable entrance in those buildings that
are developed with an elevated first floor.  Additionally, for apartment buildings, all main
entrances are required to be at grade in order to provide access to the main entrance for
all residents and visitors.

Key Components of the Neighborhoods Form Based Code.  The Neighborhoods FBC 
contains 10 sections including: General Provisions, Administration, the Regulating Plans, 
Building Envelope Standards, Street-Space Standards, General Architecture Standards, 
Conservation Area Standards, Parking Standards, Building Use Standards, and Definitions.  The 
following discussion provides an overview of the key components in several of the most 
important sections of the Neighborhoods FBC.   

Transfer of Development Rights (Part 2 Administration).  The Neighborhoods Area Plan 
recommends use of the Transfer of Development Rights (TDR) tool as a preferred tool to 
preserve affordable housing units in historic buildings within two Conservation Areas, as 
described later in this report.  Amendments to the County-wide TDR policy are recommended to 
enable the use of this tool along Columbia Pike (the subject of another staff report).  In addition 
to the policy amendments, the Neighborhoods FBC will provide zoning regulations for how TDR 
is to be used for Neighborhoods FBC use permit applications, including the establishment of a 
specific density multiplier for the Conservation Area Sending Sites which will enable density 
above that which exists today to be transferred to another site.  The importance of the additional 
density, by way of a multiplier, is in recognition that additional value is needed to preserve units 
in place and to ensure that the tool is an attractive incentive that would accomplish both the 
preservation of affordability and the renovation of the aging garden apartment buildings and their 
surrounding site areas.  Staff recommends two multipliers for the Columbia Pike Sending Sites 
whereby for every one unit preserved at the Sending Site, density equivalent to either 4.5 times 
more or 3.5 times more, depending on the location of the Receiving Site, may be transferred.  
More discussion of the proposed TDR multiplier is provided later in this report.   

Additionally, TDRs are proposed to be used to provide an incentive to create new public open 
spaces envisioned by the Neighborhoods Area Plan.  In the Conservation Areas, creating new 
public open spaces as shown on the Regulating Plan would be required when TDRs are certified 
for adjacent buildings.  To incentivize the preservation of open spaces and dedication for public 
access, the density eligible to be transferred would be equal to the amount of square feet of open 
space created, on a one to one square foot basis.  Similarly, a large Neighborhood Park, 
approximately one acre in size is specified on the Regulating Plan.  In order to set aside this large 
public open space, the Neighborhoods Area Plan anticipated that TDR may be needed.  
Therefore, as part of the Neighborhoods FBC the density eligible to be transferred to another part 
of the project site, another area within the Columbia Pike Neighborhoods Special Revitalization 
District eligible for bonus height, or another area in the County to achieve the Neighborhood 
Park would be the same for open spaces within Conservation Areas, at a one to one ratio on a 
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square foot basis.  This is a lower density transfer factor than proposed for the preservation of 
units as there would be lower costs to create the open space.   

The Regulating Plan (Part 3).  The Columbia Pike Neighborhoods Special Revitalization District 
is divided geographically into four subareas (Western, Central, Eastern and Foxcroft Heights) 
each of which is covered by an individual Regulating Plan.  The Regulating Plan maps provide 
the coding key for the Form Based Code, specifying the type of development allowed on each 
parcel of land within the subarea.  The Regulating Plan also identifies additional regulations 
and/or special circumstances for specific locations, such as where public open spaces are 
required to be provided; the location of planned new streets and alleys; areas where bonus height 
may be approved; the location of conservation areas where special requirements apply in order to 
preserve historic residential buildings and associated affordable housing; and location of areas 
designated as adjacent to conservation areas where new development is required to be 
compatible with the conservation areas.   

Building Envelope Standards (Part 4).  The Building Envelope Standards (BES) establish basic 
parameters governing building form, including establishing a three-dimensional building 
envelope and prescribing building elements, such as fenestration (windows and doors), building 
placement, private open spaces, and front yard parameters, as they frame the public realm.  The 
intent of the Building Envelope standards is to ensure that the buildings relate to each other and 
form a functioning and consistent block structure.  

There are four BES frontage types designated on the Regulating Plan, each of which is governed 
by specific development standards.  The four BES frontage types include Urban Mixed-Use, 
Urban Residential, Townhouse/Small Apartment and Detached.  The Urban Mixed-Use and 
Urban Residential BESs result in multi-story buildings (3 to 6 stories, with opportunities for 
additional stories in specific locations).  The Urban Mixed-Use BES incorporates a range of uses, 
including ground floor retail whereas the Urban Residential BES is primarily for residential uses.  
The Townhouse/Small Apartment BES results in small apartment buildings, townhouses or 
stacked flats, between 2 and 3 stories, and is generally located such that it provides a transitional 
form between the Urban Mixed-Use or Urban Residential areas and adjacent single-family 
neighborhoods.  The Detached BES results in a traditional single-family house, up to 2 stories in 
height, with small front and side yards along a tree-lined street, and is called for only in limited 
locations within the District.   

Several key requirements in the Building Envelope standards govern the following: 

• Building size and footprint.  In addition to maximum height limits through regulation of
the number of stories and an ultimate maximum building height in feet (except where
bonus height is permitted), maximum building size requirements limit the maximum
footprint of any building (other than a parking structure) to 25,000 square feet, and the
maximum length of any continuous façade on a block to 200 feet in length.  Where a
building continues beyond that length, a jog in the building wall would be needed so as to
reduce the building mass along the sidewalk.

• Building placement. The BES require an urban condition to place buildings at the back of
the streetscape, but incorporate a broader landscaped area within the streetscape
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requirements, ranging in width from 4 to 13 feet, adjacent to the building wall for 
additional landscaping and pathways to entrances.   

• Private open area.  Each BES includes a requirement for minimum amount of private
open area, expressed as a percentage of the total buildable area of the lot.

• Neighborhood Manners.  Specific form and massing standards are included to achieve
appropriate transitions between different scales of development.  These provisions are
called Neighborhood Manners and detail how development will maintain compatible
height and spatial relationships between buildings or properties that are subject to
different building requirements.  Specifically Neighborhood Manners require reductions
in height and additional setbacks when a building is adjacent to existing R or RA zoning
districts, including when a building is eligible for bonus height, or to Neighborhoods
FBC frontage types that are smaller in scale.  Neighborhood Manners requirements are
also applied to ensure sensitivity to Conservation Areas.

• Bonus Height.  In order to provide an incentive for the creation of public spaces shown
on the Regulating Plan, and for the provision of affordable housing above the minimum
requirements, certain areas on the Regulating Plan are identified as areas eligible for
bonus height of up to an additional two or an additional six stories for providing such
features on site or through use of a Transfer of Development Rights.

• Green Building Standards.  In keeping with the County’s commitment to energy
sustainability, for developers choosing to develop under the Form Based Code, LEED
(Leadership in Energy and Environmental Design) Silver Certification for Urban Mixed-
Use or Urban Residential buildings; and LEED Certification, Earthcraft certification
(with the Energy Star certification compliance path), or other equivalent green building
certification is required for Townhouse/Small Apartment and Detached buildings.  Some
allowances for projects that are submitted for Virginia Housing Development Authority
tax credits are provided.

Street-Space Standards (Part 5).  The street-space standards provide regulations for streets; 
public spaces between streets and buildings, including sidewalks; and for other public spaces 
envisioned by the Neighborhoods Area Plan, such as parks and plazas.  The Form Based Code 
codifies County standards for minimum lane widths, on-street parking, minimum required clear 
sidewalk widths, street lights, street furniture, and street trees and associated planting 
requirements for all properties choosing to develop under the Code.  Specific standards are 
designed to balance the needs of all forms of traffic, including autos, public transit, bicycles and 
pedestrians. Codified standards include, among other requirements: 

• Sidewalk and landscape standards that regulate design of the public space between the
front of the building and the back of the curb.  These requirements ensure landscaping
and green space in the public realm adjacent to the street.

• Required street cross-sections for Columbia Pike, as recommended in the Plan, and maps
for each subarea that identify the required cross-section for each street.  Cross-sections
codify the widths for all elements between the building faces on either side of the street,
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including the dooryard, tree lawn, clear sidewalk width, whether or not a parking lane is 
required, and travel lanes.     

The street-space standards also regulate development of required public spaces shown on the 
Regulating Plan, which includes two plazas, 12 mini-parks and one neighborhood park.   

• Plazas and neighborhood parks are expected to receive intensive use.  In light of the
expected use and the primary visibility of the spaces, two of which are located on the
Columbia Pike frontage, staff recommends that these spaces be dedicated in fee simple to
the County and the County would then be responsible for design and construction.  The
Code requires dedication of the plaza or park area as part of the Neighborhoods FBC
development process through the permitting phase. Following approval of the project and
associated dedication of the land, the County would undertake a master planning process
with the community and the timing of that process would be considered as part of the
Capital Improvement Plan prioritization process along with other facilities in the County.

• Mini-parks are small pocket spaces that serve the needs of the immediate neighborhood.
While these areas will remain in private ownership, the Code requires development of
mini-parks shown on the Regulating Plan to be provided by the developer, with a public
access easement granted to the County for the public’s use.

Architecture (Part 6).  Architecture standards within the Form Based Code serve primary 
purposes of enhancing urban design and architecture, and incorporating sustainable design for 
buildings developed under the Code.  While the Building Envelope Standards govern basic form 
parameters and identify the elements required for each frontage type, the architecture standards 
govern the application of allowed and required elements including materials, in order to ensure 
durability and quality.  The architecture standards are intended to generate a distinctive set of 
buildings for the Columbia Pike Neighborhoods Special Revitalization District, that share some 
common features in order to create a cohesive neighborhood form, while allowing for the 
flexibility to result in a wide range of expression, from traditional to contemporary design.   
Architecture standards regulate building wall materials, roofs, awnings and canopies, doors, 
windows, shopfronts where ground floor retail occurs, garden walls and fences, mechanical 
equipment, and signs.   

Conservation Areas (Part 7).  The Neighborhoods Area Plan established four Conservation 
Areas within the study area, where no increased development potential is planned.  Two of these 
areas were not envisioned to be included in the Neighborhoods FBC due to their condominium 
ownership structure that makes them unlikely to redevelop.  However, two of those areas, 
Barcroft Apartments and Fillmore Gardens, each under single ownership and currently operated 
as rental apartments, are included within the proposed Columbia Pike Special Revitalization 
District Form Based Code in order to provide incentives for preservation of these garden 
apartment properties as well as the affordable housing within them.  Special regulations are 
included in the Neighborhoods FBC to provide standards for renovation of and limited additions 
to the existing buildings.  Additionally, the Regulating Plan identifies specific boundaries for 
areas Adjacent to Conservation Areas within the original Barcroft apartment complex where new 
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development is allowed, but where special standards apply in order to ensure that the new 
development is compatible with the adjacent historic properties.   

Staff tasked an architect with historic preservation expertise with developing the Conservation 
Area Standards designed to govern architectural requirements for renovations and additions to 
these buildings in a manner sensitive to the historic resource.  Prior to developing the standards, 
research was conducted on other jurisdictions with design guidelines and/or regulations 
applicable to historic areas.  This section of the Form Based Code provides architectural 
standards based on guiding principles from the US Secretary of the Interior’s Standards for 
Historic Rehabilitation.     

While no new buildings are allowed within Conservation Areas, as has been allowed in other 
historic garden apartments in the County such as Buckingham, additions to these existing 
buildings are allowed in association with renovation and provision of committed affordable 
housing within the existing buildings, in order to provide units compatible with the County’s 
affordable housing needs.  Such additions are governed by requirements in the Conservation 
Standards and the minimum affordable housing requirements. 

The Form Based Code implements the Neighborhoods Area Plan recommendation to preserve 
Conservation Area properties through voluntary zoning incentive tools rather than through 
designation of historic districts. The Form Based Code ensures that the voluntary incentives 
result in preservation consistent with the historic character of these areas, with designs 
complementary to the traditional materials and techniques of the era in which the properties were 
originally designed.  While a Certificate of Appropriateness is not required for properties that are 
not designated as Local Historic Districts, the Form Based Code requires a use permit to be 
approved by the County Board for all projects in Conservation Areas and Adjacent to 
Conservation Areas.  Meetings with the Historical Affairs and Landmarks Review Board 
(HALRB) are also required for such projects prior to County Board approval, including two 
review cycles which may include review with its Design Review Committee.  Following its 
review, the HALRB will make a recommendation to the County Board as to whether or not the 
application complies with the Conservation Standards. 

Parking (Part 8).  The Form Based Code implements parking standards recommended by the 
adopted Neighborhoods Area Plan, requiring: a minimum of 1.125 parking spaces to be provided 
for each residential dwelling unit, of which 0.125 would be provided as shared parking available 
to visitors and/or the general public; a minimum of 0.825 spaces per hotel room of which 0.125 
would be provided as shared parking; and, a minimum of 1 space for each 1,000 square feet of 
other non-residential floor area.  In order to provide incentives for creation of affordable housing, 
lower parking requirements (0.825 spaces per affordable dwelling units within the project) are 
incorporated for projects that provide additional affordable dwelling units in the amount of at 
least one percent over the number required by the Code.  In addition, the Code allows the County 
Board to approve reductions in the amount of required parking to be replaced for existing 
buildings that may remain for interim time frames associated with phased or partial infill projects 
that demonstrate through submittal of a transportation demand management (TDM) plan that 
outlines how TDM measures will mitigate potential adverse impacts on surrounding 
neighborhood streets.  Staff is continuing to evaluate the proposed parking ratios for affordable 
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housing units and for replacement parking associated with phased or partial infill development. 
The purpose is to assess whether further reductions are appropriate and to define specific TDM 
measures.  Staff anticipates that additional options may be brought forward for County Board 
consideration at a later date.   

Affordable Housing (Part 9).  In order to implement the Neighborhoods Area Plan goal of 
improving and expanding housing options to serve diverse households, and supporting the 
County’s Affordable Housing Goals and Targets, the Form Based Code requires that all 
properties developing under the Code provide affordable housing in an amount between 20% and 
35% of the net new dwelling units created.  Affordable housing can be provided in new 
buildings, or, with a 5% higher requirement, within existing buildings that are renovated to 
minimum standards articulated in the Code.  Application of the affordable housing requirement 
to all development under the Code, will ultimately provide affordable dwelling units throughout 
the Columbia Pike Neighborhoods Special Revitalization District, another objective of the 
Neighborhoods Area Plan, and will also provide affordable dwelling units within a range of 
housing types, as dictated by the different forms required in the Building Envelope Standards.  
Additional requirements to ensure that the Plan goals are achieved include: 

• A Housing Plan will be required as part of the Neighborhoods FBC application which
will document the required amount of affordable housing units, as well as all of the
details for how the units will be provided meeting the standards of the Neighborhoods
FBC.

• Affordable housing units provided would be required to be committed for at least 30
years, and affordable to households earning up to 60% of the Area Median Income, with
some varied affordability levels implemented for specific geographic areas.

• Fifty percent of the required affordable housing must have two or more bedrooms in
order to meet the needs of families with children.

Associated Zoning Ordinance Amendments.  To facilitate development under the proposed 
Neighborhoods Form Based Code, amendments are also proposed to Articles 5, 6 and 7 of the 
Zoning Ordinance, to specific single-family (R-5, R-6 and R2-7), multi-family (R15-30T, RA14-
26, RA8-18, RA7-16 and RA6-15) and commercial and mixed-use (C-1 and C-O) zoning 
districts to allow development under the Neighborhoods FBC as an option without a requirement 
to rezone the property, for those properties within the proposed Columbia Pike Special 
Revitalization District on the General Land Use Plan.  An amendment to Article 11 of the 
Zoning Ordinance is also proposed to insert the Form Based Code as a special purpose district. 

Questions Raised by the County Board at its October 19, 2013 Public Hearing 

Transfer of Development Rights.  The County Board requested that staff evaluate the following 
seven questions related to Transfer of Development Rights in order for the County Board to 
make its final determination on how best to structure the use of this tool for Columbia Pike.  
Staff responses and recommendations are provided for each question.  Also, staff has prepared a 
set of pros and cons for the TDR concepts, including other options that have been raised in prior 
discussions (see Attachment C).   
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1. Should the density transfer multiplier be the same for density on the Pike and off
the Pike?

For the advertisement period of the Columbia Pike Neighborhoods Form Based Code,
staff recommended the density eligible for transfer shall be up to 4.5 times the specified
number of committed affordable housing units. There were concerns raised by the
County Board that the multiplier should be different for County-wide sites as opposed to
Columbia Pike sites, questions on whether it should be set to allow for adjustments over
time, and suggestions that a negotiated multiplier, determined by the County Board on a
case by case basis, may be a viable option.  In light of these concerns, the County Board
authorized advertisement of provisions that included a broader regulation that would set
the amount of density to be certified by the County Board in conformance with §15.5.3
the Zoning Ordinance [required findings for County Board approval of a use permit] and
in furtherance of meeting the purposes and goals of the Neighborhoods Area Plan (“…
The amount of density eligible for transfer shall be determined by the County Board in
accordance with the standards set forth in 15.5.3 and in furtherance of the purposes of
the Columbia Pike Neighborhoods Area Plan.”).

After further analysis, staff has revised the recommended multiplier that would be
applied when density would be transferred to a Receiving Sites located outside of
Columbia Pike.  The following response is a description of the methodology and
proposed multipliers for Columbia Pike Receiving Sites and County-wide Receiving
Sites.

The density transfer multiplier is, in part, based on an economic analysis of the current
cost to renovate and preserve affordability at a Sending Site as compared to the TDR
value available at the Receiving Site.  Below is a description of the values as provided by
the consultants HR&A.

Estimated Sending Site Costs:
 Estimated cost of renovation -$40/SF to $50/SF ($40,000/unit to $50,000/unit)
 Estimated cost of preserving affordable housing by subsidizing foregone rents -

$140/SF to $150/SF ($140,000 to $150,000/unit)1

 Total estimated sending site costs = $180 to $200/SF ($180,000 to $200,000/unit)

Estimated Receiving Site Value: 
The TDR analysis assumed Columbia Pike Receiving Sites will need to utilize concrete 
and steel construction in order to achieve the heights allowed by the bonus stories.  In 
order to support concrete and steel construction, rents would need to be similar to those 
rents found in the Rosslyn-Ballston Corridor.  The resulting Receiving Site ranges of 
values on Columbia Pike are therefore similar to the estimated TDR values along the 
Rosslyn-Ballston Corridor.  

1 Assumes achievable garden apartment market rate rent = ~$2.00/SF/month and Year 1 affordable unit rent = 
$1.35/SF/month. The cost of preserving affordability is this difference capitalized over 30 years.  Assumptions 
include an annual 3% growth in rent for market rate units and 2.8% growth for affordable units. 
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Estimated Receiving Site TDR Values
Location Low High
Columbia Pike Receiving Site Value/SF $45 $75
Rosslyn-Ballston Receiving Site Value/SF $45 $86

The range of Receiving Site values shown above takes into account the estimated value 
of the project (Net Operating Income [NOI]) minus costs of development (land, site prep, 
hard and soft costs).  It was then estimated that a 7.25% return on the project (NOI 
divided by total project cost) would be needed in order to make the project feasible.  The 
resulting value was then discounted 50% to 75% to account for economic uncertainty.  It 
was estimated that the Rosslyn-Ballston Corridor may have approximately $11 more per 
square foot in value available for TDR ($86/SF as compared to $75/SF estimated for 
Columbia Pike once the market is able to support concrete and steel construction).  This 
high-end estimate takes into account certain areas within the Rosslyn-Ballston Corridor 
that may have higher TDR values due to the historically well performing nature of this 
market. 

Multiplier Rationale: 
The Columbia Pike Neighborhoods Area Plan, adopted in July 2012, contemplated that 3 
to 4 times as many market rate units may be needed on Receiving Sites to preserve the 
affordability of one Sending Site unit, therefore creating additional density to transfer 
from the Sending Site would be necessary as an incentive to achieve affordable housing.  
Since Plan adoption, consultants assisted staff to further evaluate the economic feasibility 
of TDR transactions.  As mentioned above, the consultants analyzed the cost of 
preserving the affordability of Sending Site Conservation Area units and renovation costs 
as well as the estimated TDR value available at Receiving Sites on Columbia Pike and 
throughout the County.  It was found that the cost of preserving affordability and 
renovating a unit ($180,000 to $200,000 per unit) is well above the estimated TDR value 
available at Receiving Sites ($45,000 to $86,000 per unit).  Therefore, a TDR multiplier 
will help to influence a TDR transfer value that would be acceptable to both parties.  
Ultimately, the actual transacted value will be negotiated by the Sending and Receiving 
site property owners. 

It should be noted that this tool has never been used for the purposes of preserving market 
rate affordable housing within the County and is furthermore a unique application for a 
TDR program within the United States.  The untested nature of using TDR to preserve 
market rate affordable housing carries with it a certain amount of risk that will be 
applicable to all potential Receiving Sites as well as the identified Sending Sites.  The 
resulting TDR multipliers, described below, are an effort to mitigate this risk, incentivize 
TDR transactions and the preservation of affordable housing and help to “jump-start” the 
market. 

Since the advertisement, staff has reconsidered its recommendations for the multiplier 
values in order to address the concerns raised about whether it should be set uniformly 
and reached a new conclusion described below.  However, staff continues to recommend 
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that a fixed multiplier is integral to the success of the tool and its ability to help achieve 
the Neighborhoods Area Plan goals.  The benefit of a fixed multiplier is that it adds a 
layer of certainty to the project which will help incentivize a Receiving Site developer to 
use the tool.  In contrast, a multiplier determined on a case-by case basis will add another 
layer of uncertainty for the Receiving Site developer.  The extra time and money spent 
negotiating a density transfer amount with the County could preclude use of this tool by 
property owners. Furthermore, a fixed multiplier allows the County to approach TDR 
transfers in a consistent and even approach.  Staff recommends the following multipliers, 
depending on the location where density would be transferred: 

 Columbia Pike Receiving Sites
Based on the analysis conducted by the consultants, staff recommends setting the
multiplier at 4.5 times every unit preserved at the Sending Site to incentivize
preserving affordability and historic buildings through the transfer of density (by
applying $200/SF in Sending Site costs divided by $45/SF in Receiving Site value).
The multiplier will help ensure there is sufficient value in the project at the Receiving
Site to warrant the cost of utilizing TDR. Providing a lower multiplier, such as 2.4
($180/SF divided by $75/SF) may limit the incentive of using TDR and render it
infeasible at Columbia Pike Receiving Sites.

 County-Wide Receiving Sites
Due to the potentially higher estimated TDR Receiving Site values within transit
corridors as compared to the estimated values in Columbia Pike, staff recommends
setting the multiplier at 3.5 for every unit preserved at the Sending Site for density
transferred to the Rosslyn-Ballston Corridor and the Crystal City-Pentagon City
Corridor (by applying $200/SF in Sending Site costs divided by $57/SF in Receiving
Site value).  This lower multiplier takes into account the high-value and established
nature of the residential and commercial markets within the transit corridors.  In other
words, a 3.5 multiplier applied to the transit corridors (as opposed to a 4.5 multiplier
for Columbia Pike Receiving Sites) would provide an incentive to use TDR while
taking into consideration that the County-wide sites may be carrying less risk than
sites on Columbia Pike.

2. Should the multiplier be applied only to a set number of units, for a limited time
frame?

The County Board raised concerns about setting a multiplier that would apply to all 1,540
Sending Site units for an undefined period of time and by doing so may have unintended
consequences of either over-incentivizing the transaction if the multiplier is set too high
or perhaps under-incentivizing the transaction if the multiplier was set too low.
Therefore, the question of whether the County should set parameters on the program, in
order to test the multiplier, was brought forth.

To address this concern, staff recommends testing this TDR program for a 2-year period.
Within this two-year period, Sending Sites would have the option to transfer density to
Receiving Sites using the above-mentioned multipliers.  At the end of these two years,
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staff would re-evaluate the program.  The reevaluation could include consideration of 
extending the program for another two or more years and adjusting the multiplier up or 
down. As mentioned above, the benefit of a fixed multiplier (which would be set for a 2-
year period) is that it allows for a more straightforward and predictable process.  With 
this evaluation process of the multiplier, and staff’s recommendation for tying the 
certification process to identification of Receiving Sites as outlined in #3 below, staff 
does not recommend setting a limit on the amount of units that can be certified using the 
recommended multipliers. 

3. What are the implications of pre-certifying Sending Site units?

For the purposes of advertisement, staff had recommended that the certification could 
occur either in advance of, or when a Receiving Site was identified.  In order to provide 
more certainty on where and how much density would be transferred, staff recommends 
that the density certification occur when a Receiving Site is identified.  Although the 
Sending Site units are eligible to transfer density according to the Neighborhoods Area 
Plan policies and the provisions included in the Form Based Code (including designation 
of either a Conservation Area or Neighborhood Park on the Regulating Plans), the actual 
certification of this density would only be allowed once a Receiving Site has been 
identified.  Requiring identification of a Receiving Site at the time of certification (as 
opposed to allowing certification without an identified Receiving Site) helps to mitigate 
the concern that TDR may over-supply the market with density that does not have 
identified Receiving Sites, particularly in light of the large amount of units desired to be 
preserved (1,540 units combined at the two Sending Site Conservation Areas). However, 
should a Receiving Site have the capacity to receive a significant amount of density, this 
would facilitate the Neighborhoods Area Plan’s objectives to preserve those units in place 
at the Conservation Areas.  

If density certification were allowed in advance, there is no certainty where the density 
would be located and may add too much supply to the market as compared to potential 
demand. Furthermore, there is no financial benefit to the Sending Site owner to certify 
density without an identified Receiving Site because the Sending Site owner would not 
likely obtain any financial payment to meet the County’s requirements for the Sending 
Site until a Receiving Site is found and a use permit or site plan project that uses the 
transferred development rights is approved.  At the time of certification, the County 
would require approval of a FBC use permit to ensure the affordable housing 
preservation commitments are in place, and that the renovation plans for the existing 
buildings and site improvements meet the FBC Conservation Area standards.  

4. Should there be limits on how much density can be transferred to any one Receiving
Site?

The implied benefit of limiting the amount of density that can be transferred would be to 
make sure the project includes on-site community benefits that are normally obtained 
through other bonus tools.  However, limiting TDR at any one Receiving Site would be 
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limiting the potential to preserve affordability of all of the 1,540 Sending Site units using 
TDR, which is an important goal of the Columbia Pikes Neighborhood Area Plan. 

5. Does the application of Historic Preservation or Low Income Housing Tax Credits
change the multiplier?

The goal of the TDR program is to incentivize the current owners to preserve
affordability of affordable units along Columbia Pike.  If they were able to sell the
density specified by the proposed multipliers to Receiving Sites, then it is possible they
could obtain additional funds through the LIHTC program or the historic tax credit
program.  However, this would assume the current owners utilize such programs.  While
it is possible, it is not certain that the current owners would want to go through the
extensive application process.  If the multiplier were lowered to account for possible
funds obtained through LIHTC or historic preservation, it may not encourage existing
owners to use either the tax credits or the TDR tool.

6. If no Columbia Pike Receiving Sites were identified or available, how many units
would potentially be available to transfer to County-wide sites?

By applying the proposed 3.5 multiplier for transfer to County-wide sites, approximately
5,390 units would potentially be available to transfer in order to preserve all of the 1,540
Sending Site units.

7. Could the County revisit the Commercial Nodes and allow TDR Receiving Sites
there?  Is there any place on the Nodes where they could potentially use TDR
without necessarily changing building typologies (i.e. stick/wood frame building to
concrete and steel)?

In order to allow for TDR transactions in the Columbia Pike Special Revitalization
District Form Based Code (i.e., existing commercial centers FBC), staff would have to
revise the TDR policy and would have to amend the Columbia Pike Special
Revitalization District Form Based Code to allow for bonus stories.  Currently, most sites
can build up to 5 stories following the Avenue frontage type or up to 6 stories following
the Main Street frontage type under the commercial centers Code, with no bonus stories
allowed.  Applying bonus stories above 6-story buildings would mean the construction
typology would need to change from wood frame to concrete and steel.

. 
There are a limited number of sites in the Neighborhood Center node, at Columbia Pike
between S. Wakefield Street and Four Mile Run, where the building height it limited to
four stories.  Amending the FBC to allow for two stories of bonus in those locations, or
amending the Code to allow one bonus story in the Avenue frontage type, would make
TDR achievable using stick construction.  A map of these areas that could accommodate
wood frame construction will be provided in a Supplemental Report.  However, staff
would recommend evaluating the additional height through a community process in order
to assess whether additional height is appropriate in this location.  Staff previously
indicated that further study of the commercial centers FBC could occur but that the
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timing of a study would have to be evaluated as part of the staff work plan and a more 
detailed scope of work would be needed.  Staff would evaluate when this work could 
occur as part of upcoming discussions on the budget and work plans.   

In summary, staff recommends the following TDR approach in order to incentivize use of the 
tool in the near term as the new Neighborhoods FBC becomes available for use, and to test it 
over a two-year time frame for assessing how it is working towards the affordable housing goals 
(see Table 1 and Attachment B for the detailed zoning ordinance regulations): 

• Establish two TDR multipliers such that for every one Conservation Area Sending Site
unit, 4.5 units may be transferred to a Columbia Pike Receiving Site or 3.5 units may be
transferred to other sites in the County;

• Set the multiplier for a 2-year time, at which time it would sunset unless the County
Board adopts a new multiplier or otherwise amends the zoning;

• Certify density at a time concurrent with approval of a Receiving Site and density
transfer; and

• Ensure that the density transfer will preserve affordability for a term of 30 years, and
buildings and sites are renovated to meet the Conservation Area Standards.

• As described elsewhere in this report, allow for the density transfer on a one-to-one
square foot basis for the creation of new public open spaces in Conservation Areas or
Neighborhood Parks as shown on the Regulating Plan.

Parking Regulations.  The County Board also discussed several of the parking regulations as 
part of its action on October 19, 2013 with the intent of clarifying regulations and providing 
cross references related to parking standards during phased development when existing buildings 
will remain during interim conditions.  The advertised language would require County Board 
approval to reduce the replacement parking below the existing quantity of spaces, by 0.1 
space/unit or more, for existing units to remain during interim conditions of a phased 
development plan, and that Transportation Demand Measures as determined by the County 
Board would be needed in exchange.   

Since the advertisement, staff evaluated the adjustments made by the County Board.  Staff 
recommends that the language be streamlined further to allow the parking modification without 
the incremental reduction of 0.1 space/unit fewer than the existing amount of parking.  If the 
County Board can modify the parking ratios, in consideration of TDM measures, it would be 
more straightforward to allow the reduction below the amount of existing parking for units to be 
maintained during the interim time.  Therefore, staff recommends the changes noted in Table 1 
below, for Section 804.1.  

Since the October 19 County Board meeting, staff has also continued to assess the proposed 
parking ratios for affordable housing and the potential TDM measures associated phased 
development.  While staff contemplated bringing forward additional regulations for those 
situations for advertisement now, staff needs more time to evaluate the regulations, possibly 
collect more data, and prepare its recommendations.   
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Additional Revisions to Neighborhoods FBC 

Adjustments made to the Neighborhoods FBC since the advertisement are shown below in Table 
1, and are also incorporated in Attachment A.  These proposed adjustments are within the scope 
of the advertisement.   

Table 1:  Revisions incorporated in the November 2013 Neighborhoods FBC 
Page/Section Regulation (text to be added shown in underline; text to be removed shown with 

strikethrough 
pg. i-ii How to Use this Code:  (see Attachment D for changes to provide more clarity) 

pg. 7 

204.D.  
Transfer of 
Development 
Rights 

The transfer of development rights is permitted in order to achieve historic 
preservation, public open space and/or affordable housing within areas designated as 
CONSERVATION AREAS on the REGULATING PLAN, and for creation of NEIGHBORHOOD 
PARKS shown on the REGULATING PLAN. To achieve the above purposes, the County 
Board may certify a property as a sending site for transfer of development rights in 
accordance with the following: 

1. In considering the approval of transfer of development rights from a
DEVELOPMENT PROJECT in exchange for the dedication of a PUBLIC SPACE 
within a CONSERVATION AREA or a NEIGHBORHOOD PARK shown on the 
REGULATING PLAN, subject to such conditions as the County Board may 
approve, the County Board shall determine that the PUBLIC SPACE will meet 
the standards consistent with Section 506. The amount of density eligible for 
transfer shall be equal to the square footage of the dedicated PUBLIC SPACE 
within a CONSERVATION AREA or the NEIGHBORHOOD PARK.  As part of the 
certification of density or approval of transfer of development rights, the 
County Board may require assurances that the PUBLIC SPACE will be 
preserved. 

2. In considering the approval of transfer of development rights from a
CONSERVATION AREA, the County Board shall determine that a specified 
number of units within the CONSERVATION AREA will be renovated consistent 
with Part 7 Conservation Area Standards and preserved as committed 
AFFORDABLE HOUSING UNITS as set forth in Section 902. The amount of 
density eligible for transfer shall be determined by the County Board in 
accordance with the standards set forth in 15.5.3 and in furtherance of the 
purposes of the Columbia Pike Neighborhoods Area Plan density eligible for 
transfer shall be equal to 4.5 times the specified number of committed 
AFFORDABLE HOUSING UNITS when a Columbia Pike Neighborhoods FBC 
DEVELOPMENT PROJECT has been identified as the Receiving Site, or 3.5 times 
the specified number of committed AFFORDABLE HOUSING UNITS when a Site 
Plan proposal for a site elsewhere in the County has been identified as the 
Receiving Site; provided, however, that the aforementioned multipliers shall 
sunset on November 16, 2015 for density that has not been certified. 

3. Development rights from a sending site may be certified at the time of
approval of a Receiving Site.  Density may be transferred transfer to either 1) 
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Page/Section Regulation (text to be added shown in underline; text to be removed shown with 
strikethrough 

an area designated as a BONUS AREA on the REGULATING PLAN in accordance 
with Section 204.A above; or 2) to another site within the County in 
accordance with §15.6.7.B of the Zoning Ordinance. 

4. The County Board may certify a property as a sending site for transfer of
development rights: 

a. As part of a use permit approval for a DEVELOPMENT PROJECT
meeting the purposes of this Section 204; or 

b. For a property meeting the purposes of this Section 204 that is not the
subject of a DEVELOPMENT PROJECT application, provided, however, 
that no Transfer of Development Rights will occur if the subject 
dwelling units or public spaces within the CONSERVATION AREA are no 
longer eligible or existing to be renovated consistent with the 
requirements of this Code at the time of application of the transfer. 

301.D.1 Delineate the PRESERVED NATURAL AREAS through verified surveys completed by the 
applicant t the time of the FBC application.  The survey shall delineate the PRESERVED 
NATURAL AREAS as shown on the Regulating Plan with the boundaries terminating at 
half the length of the critical root zone of the outermost mature (having a caliper of 
over 3 inches) trees.  The resulting line will be treated as the limit of maximum 
disturbance, protecting the natural areas during construction of the DEVELOPMENT 
PROJECT.   

301.D.3.a 3.a.  remove invasive plant species 
402.E.8. Roof access for amenities is permitted.  Occupiable space for associated amenities, 

building code requirements or other common area spaces are permitted within the 
penthouse enclosure.   

402.F.11 Move 402.F.11 to 402.G.2:  Any BES SITE that includes either a PUBLIC SPACE or a 
PRESERVED NATURAL AREA shown on the REGULATING PLAN may reduce the required 
PRIVATE OPEN AREA by up to 30 percent. by a percent of the total required PRIVATE 
OPEN AREA.  This percentage shall be equal to the percent of the total site area 
occupied by the required PUBLIC SPACE and/or PRESERVED NATURAL AREA.  

504 Cross - section distribution maps revised to remove street dimension labels on map; 
redundant with Legend 

505.B.3.a STREET TREE planting areas, including soil and mulch level, shall be at grade or not 
more than 3 six inches in height above the sidewalk. 

703.B.10.d Mature trees. Provided, however, that diseased or damage trees of a caliper of greater 
than caliper may be replaced on a one for one basis with a native street trees species  
that are compliant with Section 505.B.3.b. has a minimum caliper of 3-1/2 4 inches and 
a minimum height of X feet.  Tree species may be selected from the STREET TREE list in 
Section 505. 

801 Adjustments to the Parking Standard Purposes to meet the intent of the 
Neighborhoods Area Plan and better reflect with the parking standards:  

A. Ensure that minimum parking needs are met for a transit-oriented, bicycle- and 
walking-friendly corridor and that excessive parking is not built. 
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Page/Section Regulation (text to be added shown in underline; text to be removed shown with 
strikethrough 

B. Encourage redevelopment that provides committed affordable housing and 
preservation of historic buildings by providing flexibility for parking for phased 
or partial infill developments that promote alternative modes of travel through 
transportation demand management measures. 

C. Enable people to park once at a convenient location and to access a variety of 
commercial enterprises in pedestrian-friendly environments by encouraging 
SHARED PARKING.  Reduce diffused, inefficient, single-purpose RESERVED PARKING. 

D. Avoid surface parking located between the curb and RBLs. 

E. Avoid adverse parking impacts on neighborhoods adjacent to the 
Neighborhoods Special Revitalization District. 

F. Maximize on-street parking to provide public and visitor spaces in residential 
areas and to support retail and civic activities in commercial areas. 

G. Increase visibility and accessibility of parking. 

Provide flexibility for redevelopment of small sites and for the preservation of 
historic buildings. 

H. Promote early prototype projects using flexible and creative incentives. 
804.1. DEVELOPMENT PROJECTS that include existing buildings approved administratively prior 

to [date of adoption], to be retained as an interim condition as part of a phased 
DEVELOPMENT PROJECT, shall meet the parking requirements below: 

1. Parking for existing dwelling units shall be provided such that in any single phase of
development, the number of parking spaces shall not be decreased below the
lesser of a or b, unless modified by the County Board as set forth in 205.B.1.g:
a. The number of spaces required to provide 1.125 space per unit for the

associated existing dwellings that would remain during interim conditions; or
b. The number of spaces per dwelling legally existing on the site at the time of

the application, associated with the dwellings that would remain during
interim conditions.; or

c. The number of spaces at no more than 0.1 space/unit fewer than the spaces
legally existing on the site as described in b. above, with 0.125 spaces/unit for 
shared, visitor, or car sharing spaces; and with accompanying TDM measures 
as determined by the County Board.  

804.5 At the end of phased development when all approved new development is complete, 
the number of parking spaces in the DEVELOPMENT PROJECT will meet the 
requirements of 802.A. or 803/903.A.1. 

902. Add an additional affordable housing requirement example scenario: 
3. New Construction Example:  If 500 units are proposed, and 200 units exist today on
site, the fraction equals 2.5, and therefore the applicant will be required to provide 25 
percent of the 300 NET NEW UNITS as new committed AFFORDABLE HOUSING UNITS 
(75 units). 
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Page/Section Regulation (text to be added shown in underline; text to be removed shown with 
strikethrough 
Partial Redevelopment Example: If 500 units are proposed, and 200 units exist today 
on site, and the applicant chooses to place the AFFORDABLE HOUSING UNITS within 
the existing buildings (rather than demolish and build new), the fraction equals 2.5, or 
25 percent of the of the 300 NET NEW UNITS as committed AFFORDABLE HOUSING 
UNITS.  Because the AFFORDABLE HOUSING UNITS are proposed within existing 
buildings, the percent requirement arrived at through application of 902.A.1. above 
shall be increased by five.  Therefore, the applicant will be required to provide 30 
percent of the NET NEW UNITS as new committed AFFORDABLE HOUSING UNITS (90 
units).  or 30 percent based on a f5-percent increase (90 units), for units in renovated 
existing buildings. 

Revisions to the Regulating Plans.  As part of the advertisement, alternative street locations 
and/or open space arrangements for two properties at 1850 Columbia Pike/1201 & 1301 S. Scott 
Street (Wellington Apartments) and 1420-1429 S. Rolfe Street (Arlington View Terrace 
Apartments) were shown on the Eastern Regulating Plan. Alternatives were advertised in order 
to allow more time for staff to evaluate the options.  After further evaluation, staff recommends 
the following options be adopted for the Eastern Regulating Plan (as shown in Attachment 1) and 
concludes that these options meet the intent of the Neighborhoods Area Plan policies: 

• Wellington Apartments:  The alternative scheme shown in the Supplemental staff report
at the time of advertisement incorporated a larger mini-park along the edge of south edge
of a future segment of 12th Street.  This layout would set the building line further south
along 12th Street rather than having a 3-story building wrapping around the eastern edge
of open space as shown in the original scheme and it would create a larger open space
than previously shown.  The north edge of 12th Street, in the Lancaster property, would
have a 3 story height limit which would step up in height towards Columbia Pike.  The
larger park would benefit the surrounding community, and would also provide additional
transition space between new development and the existing buildings within the
Arlington View neighborhood.

• Arlington View Terrace:  The alternative scheme shown on the Supplemental staff report
at the time of advertisement showed the removal of a segment of S. Rolfe Street south of
14th Street South.  This segment is a dead-end condition terminating at the property
occupied by the Army-Navy Golf Course, and divides Arlington View Terrace property,
owned by AHC, Inc. which provides committed affordable housing units. While the
removal of Rolfe Street may be beneficial to facilitate redevelopment of this property into
one consolidated development rather than divided by a new street, it is not customary for
the County to remove streets without thorough evaluation of the resulting outcomes.
Therefore, staff recommends that further evaluation of this option should be explored in
the future when more specific details of a development proposal are known.  At that time,
staff could also assess whether proposed FBC regulations that allow a shift in street
alignments up to 25 feet would facilitate an efficient building and site layout, or
alternatively, whether it may a better option to consider shifting the alignment further
than 25 feet through a modification of the FBC regulations by use permit approval.  Staff
may assess whether the street location could be shifted in order to help facilitate
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circulation around the site or provide access to parking and loading areas more efficiently 
instead of being eliminated.  Therefore, staff recommends maintaining the Regulating 
Plan as configured in the October 2013 Draft rather than the option shown in the 
Supplemental Staff Report for the October 19, 2013 County Board meeting.  Should it be 
determined in the future to amend the Regulating Plan and eliminate the street segment, 
an amendment to the Master Transportation Plan would be necessary.    

Community Process.  The Form Based Code Advisory Working Group (AWG) met eight times 
since December 2012 to review and discuss the proposed Neighborhoods FBC and provide 
feedback on three drafts of the proposed Neighborhoods FBC.  Four of those meetings convened 
as joint discussions with Zoning Committee of the Planning Commission (ZOCO).  Staff met 
also with advisory commissions to collect feedback throughout the process, including HALRB 
and the Transportation, Housing, Disability Advisory, Urban Forestry and Park & Recreation 
commissions.   

Disability Advisory Commission. The Disability Advisory Commission heard this item at its 
meeting on October 15, 2013.  The Commissioners raised concerns on how residents occupying 
ground story units in large apartment buildings may exit those units without reliance on elevators 
or other mechanical means.  Staff adjusted the proposed FBC regulations before the County 
Board authorized advertisement of the Code to address the concerns and subsequent feedback 
was supportive of the revisions.  

Historical Affairs and Landmark Review Board (HARLB).  The HALRB met on October 16, 
2013 to review the proposed FBC.  The members recommended that the proposed review 
process for Conservation Area or Adjacent to Conservation Area projects include at least two 
cycles of review with HALRB such that if an applicant presents to the full HALRB and also 
meets to discuss details with its Design Review Committee in the same month, the applicant 
shall also return in another subsequent month to present and discuss refinements.  Staff adjusted 
the proposed FBC regulations before the County Board authorized advertisement of the Code.  
The HARLB Chair also submitted several additional formatting changes; no substantive issues 
were identified. 

Park & Recreation Commission.  The Park and Recreation Commission heard this item at its 
meeting on October 22, 2013.  The Commissioners were generally supportive of the 
Neighborhoods FBC and the new park spaces that could be introduced through its application on 
Columbia Pike.  A number of Commissioners recommended that staff re-evaluate the proposed 
approach for preserving natural areas and specifically the requirement for removal of invasive 
species.  As written, this would occur on a one-time basis and Commissioners were concerned 
that ongoing removal would be needed to decrease invasive plants.  It was suggested that either 
the addition of further maintenance requirements would be needed to reduce invasive species 
over time, or instead, remove the requirement because a one-time removal would not be an 
effective measure.  While staff agrees that it is important to reduce invasive species, it may be a 
higher burden on the owner and for County staff from a funding and staffing perspective to 
monitor and enforce removal on a regular basis.  Therefore, staff recommends removing the 
requirement from the FBC.  No substantive changes were proposed for public open space or 
streetscape regulations within the Final Draft FBC. 
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Urban Forestry Commission.  The Urban Forestry Commission met on October 24, 2013 to 
review the Neighborhoods Form Based Code.  The Commission members were generally 
supportive of the proposed FBC and relied on earlier comments submitted by Commissioner 
Campbell.  Several of those comments are recommended for incorporation of the Code, as shown 
in Table 1.  Other items are outside of the scope of advertisement and would require 
advertisement of amendments to make further changes.  Staff is not recommending changes at 
this time, and will assess over time whether additional revisions are needed such as increasing 
the shade tree requirement in private open areas.  The group echoed concerns raised at the Parks 
and Recreation Commission regarding maintenance of invasive species while noting that this 
may not be an issue that can be resolved by a zoning tool.  Following several clarifying 
questions, the Commission voted unanimously to recommend approval of the FBC.  Staff 
received a letter from the Commission identifying several additional refinements to the landscape 
requirements.  Staff is evaluating the comments and will provide responses in a Supplemental 
Report.   

Transportation Commission.  The Transportation Commission met on October 30, 2013 to 
review the proposed Master Transportation Plan (MTP) amendments and Neighborhoods Form 
Based Code.  Since meeting with this Commission in October and September of 2013, staff has 
incorporated the Commission’s earlier comments into the MTP maps indicating proposed street 
and bicycle connections as well as the corresponding information inserted into the Final Draft 
FBC.  As a result, no additional comments were raised at the October 30 meeting and the 
Commissioners voted unanimously to recommend approval of the MTP amendments.   

Planning Commission.  The Planning Commission considered this item at its meeting on 
November 4, 2013.   A summary of the Planning Commission meeting and staff response will be 
provided in a Supplemental Report. 

Housing Commission.  The Housing Commission considered this item at its meeting on 
November 6, 2013.  A summary of the Housing Commission meeting and staff response will be 
provided in a Supplemental Report. 

CONCLUSION:  Staff recommends that the County Board adopt the attached ordinance to 
amend, reenact and recodify Articles 5, 6, 7, and 11 of the Arlington County Zoning Ordinance, 
as shown in Attachments A and B, including incorporation of the Columbia Pike Neighborhoods 
Special Revitalization District Form Based Code and allow its use in certain R, RA, and C 
districts, in order to implement the Columbia Pike Neighborhoods Area Plan.  
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ZOA 13-06 

AN ORDINANCE TO AMEND, REENACT AND RECODIFY ARTICLE 11 OF THE 
ARLINGTON COUNTY ZONING ORDINANCE TO INCORPORATE THE 
COLUMBIA PIKE NEIGHBORHOODS SPECIAL REVITALIZATION DISTRICT 
FORM BASED CODE (CP-NFBC) AS SHOWN IN ATTACHMENT A; ARTICLES 5, 6 
AND 7 TO ALLOW OPTIONAL DEVELOPMENT UNDER THE CP-NFBC IN R-6, R-5, 
R2-7, RA15-30T, RA14-26, RA8-18, RA7-16, RA6-15, C-1 AND C-O DISTRICTS FOR 
PROPERTIES LOCATED WITHIN THE COLUMBIA PIKE NEIGHBORHOODS 
SPECIAL REVITALIZATION DISTRICT (CPNSRD) ON THE GLUP AS SHOWN IN 
ATTACHMENT B; AND TO AMEND, REENACT AND RECODIFY ARTICLE 7 TO  
ALLOW OPTIONAL DEVELOPMENT UNDER THE COMMERCIAL NODES CP-FBC 
IN C-2 AND C-O DISTRICTS FOR PROPERTIES WITHIN THE COLUMBIA PIKE 
SPECIAL REVITALIZATION DISTRICTS THAT WERE OMITTED FROM THE 
REFORMAT OF THE ZONING ORDINANCE ADOPTED ON MAY 18, 2013 AS 
SHOWN IN ATTACHMENT B; IN ORDER TO FACILITATE THE CREATION OF A 
CONVENIENT, ATTRACTIVE AND HARMONIOUS COMMUNITY; TO 
ENCOURAGE ECONOMIC DEVELOPMENT; TO PROMOTE THE CREATION AND 
PRESERVATION OF AFFORDABLE HOUSING; TO PROTECT AGAINST 
DESTRUCTION OF OR ENCROACHMENT UPON HISTORIC AREAS; AND FOR 
OTHER REASONS REQUIRED BY THE PUBLIC NECESSITY, CONVENIENCE AND 
GENERAL WELFARE, AND GOOD ZONING PRACTICE. 

Be it ordained that Article 11 of the Arlington County Zoning Ordinance is hereby 
amended, reenacted and recodified as shown in Attachment A, in order to incorporate the 
Columbia Pike Neighborhoods Special Revitalization District Form Based Code (CP-NFBC); 
and Articles 5, 6 and 7 are hereby amended, reenacted and recodified as shown in Attachment B 
to allow optional development under the CP-NFBC in R-6, R-5, R2-7, RA15-30T, RA14-26, RA8-
18, RA7-16, RA6-15, C-1 and C-O districts for properties located within the Columbia Pike 
Neighborhoods Special Revitalization District (CPNSRD) on the GLUP; and to allow optional 
development under the commercial nodes CP-FBC in C-2 and C-O districts for properties within 
the Columbia Pike Special Revitalization Districts that were omitted from the reformat of the 
Zoning Ordinance adopted on May 18, 2013 as shown in Attachment B; in order to facilitate the 
creation of a convenient, attractive and harmonious community; to encourage economic 
development; to promote the creation and preservation of affordable housing; to protect against 
destruction of or encroachment upon historic areas; and for other reasons required by the public 
necessity, convenience and general welfare, and good zoning practice. 

* * * 

Proposed Zoning Ordinance Amendment 
In the proposed amendment, all of Attachment A is proposed as new text. In Attachment B, text 
proposed to be added is shown with underline and text proposed to be removed is shown with 
strikethrough; text proposed to be deleted from one location and moved to another location is 
shown with double-strikethrough and double-underline, respectively. 
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* * * 

1. The Arlington County Zoning Ordinance is hereby amended, reenacted and recodified such
that where new paragraphs are proposed to be inserted, subsequent paragraphs will be
renumbered accordingly.

2. The Arlington County Zoning Ordinance is hereby amended, reenacted, and recodified as set
forth in Attachments A and B.
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ATTACHMENT B 

1 
 

 

Article 4. Public (P) Districts 
 

§4.1. PUBLIC (P) DISTRICTS USE TABLES 

 
* * * 

 

PUBLIC (P) DISTRICTS PRINCIPAL USE TABLE     

Specific Use Types S
-3

A
 

 S
-D

 

P
-S

 Use 
Standards 

KEY:  P=allowed by-right; U=requires use permit approval; S=requires site plan approval; Blank cell=not permitted 

* * *     

Columbia Pike Special Revitalization District Form Based Code Development as specified in §11.1 
P 
U 

   

* * *     

 
* * * 

 

 

Article 5. Residential (R) Districts 
 

 

* * * 

§5.1. RESIDENTIAL (R) DISTRICTS USE TABLES 

 
RESIDENTIAL (R) DISTRICTS PRINCIPAL USE TABLE          

Specific Use Types  R
-2

0
 

R
-1

0
 

R
-1

0
T
 

R
-8

 

R
-6

 

 R
-5

 

 R
1
5
-3

0
T
 

R
2
-7

 

Use 
Standards 

KEY:  P = allowed by-right; U = requires use permit approval; S = requires site plan approval; Blank cell = not permitted 

* * *          

Columbia Pike Neighborhoods Special Revitalization District Form Based Code 
Development as specified in §11.2 

    
P 
U 

P 
U 

P 
U 

P 
U 

 

* * *          

* * * 

Article 6. Residential Apartment (RA) Districts 
 

 

* * * 
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§6.1. RESIDENTIAL APARTMENT (RA) DISTRICTS USE TABLES 

RESIDENTIAL APARTMENT (RA) DISTRICTS PRINCIPAL USE TABLE      

Specific Use Types R
A

1
4
-2

6
 

R
A

8
-1

8
 

R
A

7
-1

6
 

R
A

6
-1

5
 

Use 
Standards 

KEY:  P = allowed by-right; U = requires use permit approval; S = requires site plan approval; Blank cell = not permitted 

* * *      

Columbia Pike Neighborhoods Special Revitalization District Form Based Code Development as specified in §11.2 
P 
U 

P 
U 

P 
U 

P 
U 

 

Columbia Pike Special Revitalization District Form Based Code Development as specified in §11.1 
P 
U 

P 
U 

P 
U 

P 
U 

 

* * *      

 
* * * 

§6.2. 6.2. RA 14-26, APARTMENT DWELLING DISTRICT 

 
* * * 

 
6.2.3  Columbia Pike Special Revitalization District 
 

Properties that are located in the Columbia Pike Special Revitalization District may 
be developed in accordance with §11.1, CP-FBC district. After such development all 
uses permitted in §11.1 shall be permitted on the property, subject to all regulations 
in §11.1.   

 
* * * 

 

§6.3. 6.3. RA 8-18, APARTMENT DWELLING DISTRICT 

 
* * * 

 
6.3.4  Columbia Pike Special Revitalization District 
 

Properties that are located in the Columbia Pike Special Revitalization District may 
be developed in accordance with §11.1, CP-FBC district. After such development all 
uses permitted in §11.1 shall be permitted on the property, subject to all regulations 
in §11.1. 

 
* * * 
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§5.1. ARTICLE 6.4. RA 7-16, APARTMENT DWELLING DISTRICT 

* * * 
 
6.4.3  Columbia Pike Special Revitalization District 
 

Properties that are located in the Columbia Pike Special Revitalization District may 
be developed in accordance with §11.1, CP-FBC district. After such development all 
uses permitted in §11.1 shall be permitted on the property, subject to all regulations 
in §11.1.   

 
* * * 

§6.4. 6.5. RA 6-15, APARTMENT DWELLING DISTRICT 

 
* * * 

 
6.5.5  Columbia Pike Special Revitalization District 
 

Properties that are located in the Columbia Pike Special Revitalization District may 
be developed in accordance with §11.1, CP-FBC district. After such development all 
uses permitted in §11.1 shall be permitted on the property, subject to all regulations 
in §11.1.   

 
* * * 

 

Article 7. Commercial/ Mixed Use (C) Districts 
 

§7.1. COMMERCIAL/MIXED USE (C) DISTRICTS USE TABLES 

 
* * * 

 
 
 

 

COMMERCIAL/MIXED USE (C) DISTRICTS PRINCIPAL USE TABLE 
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Specific Use Types R
A

4
.8

 

R
-C

 

R
A

-H
 

R
A

-H
-3

.2
 

C
-1

-R
 

C
-1

 

M
U

-V
S
 *

 

C
-1

-O
 

C
-O

-1
.0

 

C
-O

-1
.5

 

C
-O

-2
.5

 

C
-O

 

C
-O

-A
 

C
-O

 R
O

S
S
L
Y

N
 

C
-O

 C
R

Y
S
T

A
L
  

C
IT

Y
 

C
-2

 *
 

C
-T

H
 *

 

C
-3

 *
 

C
-R

 *
 

Use 
Standards 

KEY:  P = allowed by-right; U = requires use permit approval; S = requires site plan approval; Blank cell = not permitted 

* * *                     

Columbia Pike Neighborhoods Special Revitalization District 
Form Based Code Development as specified in §11.2 

     
P 
U 

     
P 
U 

        

Columbia Pike Special Revitalization District Form Based Code 
Development as specified in §11.1 

     
P 
U 

  
P 
U 

  
P 
U 

   
P 
U 

 
P 
U 

  

* * *                     

 
* * * 

§7.7. C-1, LOCAL COMMERCIAL DISTRICT 

 
* * * 

 
7.7.3  Columbia Pike Special Revitalization Districts 
 

Properties that are located in the Columbia Pike Special Revitalization District may 
be developed in accordance with §11.1, CP-FBC district. After such development all 
uses permitted in §11.1 shall be permitted on the property, subject to all regulations 
in §11.1.  

 
* * * 

§7.13. C-O, COMMERCIAL OFFICE BUILDING, HOTEL AND MULTIPLE-
FAMILY DWELLING DISTRICT 

* * * 
 
7.13.3  Columbia Pike Special Revitalization Districts 
 

Properties that are located in the Columbia Pike Special Revitalization District may 
be developed in accordance with §11.1, CP-FBC district. After such development all 
uses permitted in §11.1 shall be permitted on the property, subject to all regulations 
in §11.1.  

 
* * * 
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Article 11. Overlay and Special Purpose Districts 
 

11.1. CP-FBC, COLUMBIA PIKE FORM BASED CODE DISTRICT 

§11.1.1. Purpose 

The purpose of the CP-FBC, Columbia Pike Form Based Code District (Form Based Code) 
is to provide an alternative means of development that promotes mixed-use 
development where the variety in retail, service, residential and office uses is intended 
to serve a broad-based community.  Properties zoned according to the S-3A, RA8-18, 
RA14-26, RA7-16, RA6-15, C-1, C-2, C-3, C-O or C-O-1.0 districts and that are located in 
the Columbia Pike Special Revitalization District (CP-FPC district), as designated on the 
General Land Use Plan, shall be eligible to develop in accordance with the CP-FBC 
district requirements.  The CP-FBC district provides for an expanded range of uses, 
greater density and more flexibility than the other service commercial and apartment 
districts while promoting mixed-use development which conforms to principles of good 
urban form.  Specific requirements have been adopted to encourage and regulate 
mixed-use development in accord with the Form Based Code, including height, and 
building and site design elements which help ensure the provision of the desirable 
components of good public spaces.   

 

§11.1.2. Applicability 

Properties zoned according to the S-3A, RA8-18, RA14-26, RA7-16, RA6-15, C-1, C-2, C-
3, C-O or C-O-1.0 districts and that are located in the Columbia Pike Special 
Revitalization District (CP-FPC district), as designated on the General Land Use Plan, 
shall be eligible to develop in accordance with the CP-FBC district requirements.  After 
such development all uses permitted in §11.1 shall be permitted on the property, 
subject to all regulations in §11.1. 

 

§11.1.3. Form Based Code 

All development pursuant to this §11.1 shall be governed by the requirements of the 
Form Based Code as adopted by the Arlington County Board (Appendix A of the Zoning 
Ordinance). 

* * * 
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11.2. CPN-FBC, COLUMBIA PIKE NEIGHBORHOODS FORM BASED CODE 
DISTRICT 

11.2.1. Purpose 

A. The Columbia Pike Neighborhoods Form Based Code is intended to implement the 
purpose and goals of the Columbia Pike Neighborhoods Area Plan as described in 
Chapter 1 of that plan: 

1. Foster a healthy, diverse community with a high quality of life; 

2. Stabilize and strengthen residential neighborhoods and mixed-use 
commercial centers; 

3. Promote creation and preservation of affordable housing and expand 
housing options; 

4. Create a pedestrian-friendly and multi-modal corridor; 

5. Preserve neighborhood character, historic buildings and tree canopy; 

6. Enhance urban design and architecture; and 

7.  Incorporate sustainable building design. 

B. The Code implements a primary element of the Columbia Pike Neighborhoods 
Area Plan vision to create transit and pedestrian-oriented development, which is 
dependent on three factors: density, diversity of uses, and design. This Code places 
greatest emphasis on design, or physical form, because of its importance in 
defining neighborhood character.  

 

11.2.2. Applicability 

 
A. Properties zoned according to the R-6, R-5, R2-7, R15-30T, RA14-26, RA8-18, RA7-

16, RA6-15, C1 or C-O districts and that are located in the Columbia Pike 
Neighborhoods Special Revitalization District, as designated on the General Land 
Use Plan, shall be eligible to develop in accordance with the Columbia Pike 
Neighborhoods Form Based Code district requirements.  After such development 
all uses permitted in Appendix B of the Zoning Ordinance shall be permitted on the 
property, subject to all regulations in Appendix B. 

B. The Columbia Pike Neighborhoods Special Revitalization District Form Based Code 
is an optional zoning tool and property owners retain the zoning rights under the 
existing zoning.  A property owner who seeks to use the additional density and 
benefits available under this code shall be subject to requirements to provide 
additional features, design elements, uses, services, and/or amenities called for by 
this code, as part of the owner’s development.  Use of the Form Based Code is 
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selected through the filing of an application for development under the Form 
Based Code.   

 

* * * 

11.2.3. Form Based Code 

All development pursuant to this §11.2 shall be governed by the requirements of the 
Neighborhoods Form Based Code as adopted by the Arlington County Board (Appendix B 
of the Zoning Ordinance). 
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Columbia Pike Neighborhoods Form Based Code   
Transfer of Development Rights 
 
 
PROS AND CONS OF A DENSITY TRANSFER MULTIPLIER 
 
Pros: 

 It is estimated that it will cost more to preserve affordability and renovate at a sending 
site unit than will be available in TDR value at a receiving site unit.   A multiplier will help 
facilitate the value negotiations between the property owners.  
 

o For example, if there was no multiplier, it is projected a receiving site on 
Columbia Pike would be able to offer $45/SF, or $45,000/unit (based on the NOI 
of the project, developer return, and cost of development).  A sending site is 
projected to need $200,000/unit in order to preserve affordability and renovate.  
A lower multiplier (or no multiplier) may make it more difficult for both parties 
to negotiate an agreed upon value. 
 

 TDR for the purposes of preserving housing affordability has never been used before in 
Arlington, and is a unique application within the United States.  Therefore, there is a 
certain amount of risk for both receiving and sending sites.  A TDR multiplier would help 
mitigate this risk and “jump-start” use of this tool.   

 
Cons: 

 A TDR multiplier will increase competition for certified sending sites already on the 
market. 
 

 TDR (with or without a multiplier) would compete with other bonus density and 
community benefits that would typically be allowed through the site plan and FBC 
process. 

 
PROS AND CONS OF A FIXED DENSITY TRANSFER MULTIPLIER 
 
Pros: 

 A fixed multiplier adds predictability for Sending and Receiving Site property owners as 
well as the County. 

 A fixed multiplier adds a layer of certainty to the project which will help incentivize a 
receiving site developer to use the tool.   

o In contrast, a multiplier determined on a case-by case basis will add another 
layer of uncertainty for the receiving site developer.  The extra time and money 
spent negotiating a density transfer amount with the County may preclude use 
of this tool. 
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 A fixed multiplier allows the County to approach TDR transfers in a consistent and even 
approach. 

 
Cons: 

 A fixed multiplier may over-incentivize the receiving site.  It is possible that there could 
be more TDR value at the receiving sites than estimated.  However, it is recommended 
the multiplier be reviewed every two years. 

 
   
CONSEQUENCES 
 
The Columbia Pike Neighborhoods Area Plan set the ambitious goal to preserve 6,200 units.  It 
was envisioned that TDR would be one of the most important tools to help preserve the 
affordability of 1,540 of these units (25% of the total) within the Barcroft and Fillmore 
Conservation Areas. 
 
Ultimately, TDR is a market driven tool.  Due to the untested nature of using TDR for the 
purposes of preserving affordable housing, it is recommended the County take measures to 
encourage transactions to maximize the use of this tool.  If the County does not take steps to 
help make TDR a predictable, straightforward, and worthwhile tool for both parties, preserving 
the affordability of these units using TDR might not be a viable option.   
 
A primary benefit of using TDR to preserve affordability at the Barcroft and Fillmore is that the 
County would not have to use direct County funds such as AHIF.  Because the County cannot 
own and operate affordable housing, an alternative to TDR would be to partner with a 
nonprofit affordable housing developer who would attempt to acquire the property with the 
assistance of County funds.  The County currently provides about $95,000/unit in AHIF subsidy.  
It is therefore estimated a total of $146.3 million in County funds would be needed to preserve 
the affordability of all 1,540 units if the funds were needed all at once (or $4.9 million per year 
over a 30-year period). 
 
It should be noted that this option assumes the non-profit can acquire the property all at once 
(which may require additional upfront investment by the County) or in phases.  If the property 
owner is unwilling to settle upon a price that is agreeable to both parties, or if the current 
owners decide not to sell the property, it is likely the property would develop under by-right 
options and affordability would be lost.  It is the staff recommendation to encourage TDR 
transactions to occur which will add another viable tool to the “toolbox” of affordable housing 
options for these two properties.   
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How to Use this Code 
 

Why are some words shown in ALL CAPITAL LETTERS? 

The Form Based Code includes terms with special meanings and their definitions are included in Part 10. 
Definitions.  Defined terms are shown throughout the document in ALL CAPITAL LETTERS. 

 
I want to know what is allowed for my propertyin my neighborhood: 

1. Check Reviewthe General Land Use Plan Columbia Pike Neighborhoods Area Plan and determine if your 
property neighborhood  is located within the “Columbia Pike Neighborhoods Special Revitalization District” 
(Note 24). as shown on the General Land Use Plan (GLUP). If not, this Code is not applicable to your property 
neighborhood *.    

2. Find your property on the Look at the adopted REGULATING PLAN for the subarea in which your property is 
located; the regulating plans are in Part 3. Regulating Plans. Find the neighborhood in question. Note the 
color of the STREET-SPACES that are within or adjacent to your property—this determines the applicable 
BUILDING ENVELOPE STANDARD (see the key located on the REGULATING PLAN).  Note whether or not any 
portion of your neighborhood property have been designated foras a special circumstances (CONSERVATION 
AREA, ADJACENT TO CONSERVATION AREA, or BONUS AREA) for the purposes of this Code.  

3. Find all of the applicable BUILDING ENVELOPE STANDARDS in Part 4. Building Envelope Standards. (Also 
nNote the General Standards in Section 402, which apply to all Columbia Pike Neighborhood Special 
Revitalization District FBC properties. The BUILDING ENVELOPE STANDARD will tell you the parameters for 
development in terms of height, siting, elements, and use.   If the property, or portion of the property, was 
designated for special circumstances, you should also review Sections 203-205. 

4. Additional regulations regarding streets and other public spaces are found in Part 5. Street-Space Standards.   
 

(*If the General Land Use Plan map indicates “Columbia Pike Special Revitalization District” (Note 8) for the 
property, then property is eligible to be developed using the Columbia Pike Special Revitalization District Form 
Based Code for the commercial nodes).   

 
I want to modify a building or develop a new building: 

1. Determine if the property in question is located within the “Columbia Pike Neighborhoods Special 
Revitalization District” (Note 24) as shown on the General Land Use Plan (GLUP). If not, this Code is not 
applicable*.  

2. If this code is applicable to the property, determine the level of review required for your intended changes 
by would trigger a level of code compliance by looking at Part 2. Administration on non-conformities. 

a. Section 202 describes DEVELOPMENT PROJECTS that can be approved administratively by the Zoning 
Administrator;  

http://magellan.co.arlington.va.us/Maps/Standard_Maps/Planning_Maps/GLUP.pdf
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b. Sections 203-205 describe special circumstances (FBC Conservation Area, Adjacent to Conservation 
Area, or Bonus Area) and list of limited modifications that will require a use permit approval by the 
County Board.   

c. Section 206 describes the application process and other required review for preliminary and final 
applications.  Request the Administrative Regulations 4.1.2x from the Columbia Pike Initiative 
Coordinator in the Department of Community Planning, Housing and Development, Planning 
Division to obtain further information on the submission and review processes.    

3. Find the property on the Look at the adopted REGULATING PLAN for the appropriate subarea shown for the 
appropriate subarea in Part 3. Regulating Plans. Find the property in question.  

a. Note the REQUIRED BUILDING LINE and the parking setback line.   

b. Note the color of the STREET-SPACES that are within or adjacent to your property—this determines 
the applicable BUILDING ENVELOPE STANDARD (see the key located on the REGULATING PLAN).   

c. Note whether or not the property has been designated foras a special circumstances (FBC 
CONSERVATION AREA, ADJACENT TO CONSERVATION AREA, or BONUS AREA) for the purposes of 
this Code.  

4. Find the applicable ropriate BUILDING ENVELOPE STANDARD in Part 4. Building Envelope Standards. Also 
n(Note the General Standards in Section 402, which apply to all Neighborhood Special Revitalization District 
FBC properties.) The BUILDING ENVELOPE STANDARD will tell you the parameters for development on the 
site in terms of height, siting, elements, and use.   

5. Additional regulations regarding streets and other public spaces surrounding the property are found in  

a. Part 5. Street-Space Standards: the general parameters and/or specifications for the STREET-SPACE 
including vehicular traffic lane widths, curb radii, sidewalk and street tree planting area dimensions, on-
street parking configurations, and public and private open space standards.   

b. Part 6. General Architectural Standards and Part 7. Conservation Area Standards: materials, 
configurations and techniques for the architectural elements of the building. (If the property in question 
has been designated on the Regulating Plan as a Conservation Area or Adjacent to Conservation Area for 
the purposes of this Code, refer to both Part 6 and 7.) 

c. Part 87. Parkingand Loading Standards. 

d. Part 902 Affordable Housing Requirements  describe affordable housing requirements for all 
development  

 
I want to develop my property in phases: 

1. Part 202.B By-Right FBC Applications describes application requirements for phased DEVELOPMENT 
PROJECTS.  If any special circumstances (FBC CONSERVATION AREA, ADJACENT TO CONSERVATION AREA, or 
BONUS AREA) exist for the site, or modifications are requested, development applications will require use 
permit approval by the County Board in which case Sections 204 and 205 will be applicable. 
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2. Section 804 Parking Standards for Phase Infill Development provides special parking provisions for interim 
phases of phased infill development. 

3. See also, the Sections referenced above under “I want to modify a building or develop a new building.” 
 
I want to retain some existing buildings and remove others for new development following this Code: 

1. A use permit is required for development where existing buildings are proposed to be retained and modified 
as part of a DEVELOPMENT PROJECT.  See Sections 201.A.2, 201.B, and 206.B.2 Allowable Modifications. 

2. See Section 902.E for renovation standards applicable to affordable housing in existing buildings.   
 
 
I want to change the use/function in an existing building: 

3. Find the property on the REGULATING PLAN for the appropriate subarea regulating plan and determine the 
applicable BUILDING ENVELOPE STANDARD. 

4. Review the USE standards in the applicable BUILDING ENVELOPE STANDARDS to determine the types of uses 
allowed by the BUILDING ENVELOPE STANDARD (residential, civic, ground or upper story commerce, retail) 

5. Determine whether the desired use is allowed (either by-right or by use permit) by looking at  Section 901. 
BuildingPermitted Use Table in Part 9. Building Use Standards. If the use is listed with a cross-reference in 
the right-hand column, refer to those standards in Article 12 of the Zoning Ordinance.  

 
I have a use, building or site that is nonconforming: 

1. Existing uses, buildings and sites that met the rules when they were constructed, but do not comply with 
this development code are considered nonconforming.  

2. See Part 2. Administration for further details 
 

I want to change the regulating plan regarding my property: 

1. See Part 2. Administration for Amendments to the Form Based Code.  
 

I want to subdivide my property: 

1. Property can be subdivided only in accordance with the procedures in Chapter 23 of the Arlington County 
Code.  

2. Any such subdivision shall also meet the standards of the Arlington County Zoning Ordinance, which includes 
this Code. 

 


	CONCLUSION:  Staff recommends that the County Board adopt the attached ordinance to amend, reenact and recodify Articles 5, 6, 7, and 11 of the Arlington County Zoning Ordinance, as shown in Attachments A and B, including incorporation of the Columbia...



