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TO: The County Board of Arlington, Virginia

FROM: Ron Carlee, County Manager

SUBJECT: Adoption of the Columbia Pike Initiative - A Revitalization Plan.

RECOMMENDATION: Adopt the Columbia Pike Initiative - A Revitalization
Plan to establish the overall vision and to provide a
development framework to guide public and private
investment in the physical revitalization of the area.

SUMMARY:  The purpose of the Columbia Pike Initiative - A Revitalization Plan is to
establish the overall vision for the area and to provide a development framework to
guide public and private investment in the physical revitalization of the area.  The Plan
also contains recommendations to help implement this new vision for Columbia Pike in
areas such as land use, zoning, and urban design; historic preservation; parks and
recreation; housing; transportation; and economic development.  By adopting this plan,
the County Board generally endorses this new concept and future vision for Columbia
Pike.  It also endorses recommendations to help implement this new vision.  Land use,
zoning, and urban design, three important implementation tools of the Plan, are
described as items for further development and review to be considered by the County
Board in Spring 2002.  Recommendations pertaining to historic preservation, parks and
recreation, housing, transportation, and economic development generally describe new
or continuing work plan items for various County departments.  In addition, the
recommendations pertaining to transportation and economic development have possible
funding implications for future budget cycles.

BACKGROUND:  As part of the County's continuing effort to plan for the preservation
and orderly revitalization of commercial business and residential areas, the County
Board directed staff to undertake a comprehensive study of the Columbia Pike
commercial corridor.  For this purpose, in January 1998, the County Board announced
the creation of the Columbia Pike Initiative (CPI).  The goal of the Initiative was to build
a safer, cleaner, more competitive and vibrant Columbia Pike community.  A CPI
working group was formed and included representatives of the Columbia Pike
Revitalization Organization (CPRO), community representatives and County staff.  In
January 2000, the next step in the planning process was to further involve the
community in refining the ideas generated during the previous public meetings and to
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generate additional ideas.  These ideas were focused on economic development and
commercial revitalization, land use and zoning, urban design,
transportation/transit/traffic/parking and public infrastructure, housing, and open space
and recreational needs.

COMMUNITY PROCESS:  Staff have completed several phases of the Columbia Pike
Initiative community process.  The Phase 1 meetings included a presentation of
previous, recent, and on-going planning efforts and examples of possible urban design
improvements.  A preliminary Concept Plan describing this vision was developed for the
Phase 1 community-wide meeting.  At the Phase 2 meetings, six density scenarios were
presented and discussed.  A preliminary Illustrative Plan was presented as a composite
of various aspects of the density scenarios that would achieve the vision as discussed in
Phase 1 meetings.  Preliminary short-term and long-term urban design guidelines, a
preliminary short-term improvement plan, and a preliminary street tree plan were also
discussed.  In addition to the above meetings, a community-wide meeting to discuss
transportation issues was held in July 2000 and a housing forum, which included a
panel of three experts in housing and revitalization, was held in November 2000.  Staff
held meetings with various civic groups and civic associations in January, February, and
March of 2001 to present the preliminary Draft Plan Vision and to get additional
community input.  In June 2001, staff completed a draft of the Columbia Pike Initiative
- A Revitalization Plan.  Additional community meetings as well as meetings with
various commissions were held from July through December 2001.  A Proposed Final
Draft (dated January 2002) has been developed that reflects comments from the July
through December community comment period as well as some reformatting changes
(see Attachment 1 in the back of this staff report for summary of major comments and
concerns from the above review process -- this attachment will be incorporated into the
Final Plan).

EXISTING CONDITIONS:  The Columbia Pike Corridor plays a key role in the future of
the surrounding neighborhoods.  Like traditional village centers, this area has both a
commercial and a residential character that includes vital neighborhood retail and
community facilities.  The image of the commercial area, however, is that of an aging,
functionally obsolete, strip commercial corridor that does not complement the
surrounding residential neighborhoods.  Causes of the lack of recent private investment
along the corridor include small lot size, narrowness of lots, and the requirement of on-
site parking without sufficient space for that parking.  Currently there is about 1.5
million square feet of gross floor area of commercial space along the Columbia Pike
corridor.  This is only thirty-seven (37) percent of the by-right development potential of
over 4 million square feet of commercial space.  Although the by-right Floor-to-Area
Ratio (FAR) allowed within a “C-2” zoning district is 1.5, the existing FAR for
commercial development (including all commercial districts) along the corridor is .5. 
Within the
existing Special Revitalization District the existing FAR drops to .39 if the properties
zoned “C-O” are not included in the calculations.

THE PROPOSED PLAN:  Columbia Pike Initiative - A Revitalization Plan
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The Vision - Arlington's Main Street 

For many years, the Columbia Pike Corridor has generally functioned as a "Main Street"
for Arlington County.  Like "Main Streets" in other communities, Columbia Pike has both
a residential and commercial character, including neighborhood and community
shopping areas, apartment neighborhoods, community facilities, and religious
institutions.  However, it is what happens in those commercial areas that truly
determines the success of a "Main Street" environment.  In their early development,
commercial buildings along the Pike were generally constructed close to the street with
entries and display windows for retail shops on the ground floor, reflecting the
importance of pedestrian access.  However, through the course of new commercial
construction from the 1970s to the present, most development has consisted of
freestanding fast food restaurants, convenience stores, and other drive-through facilities.
 The image of Columbia Pike is moving toward an older, neglected, auto-oriented,
suburban commercial strip with a random assortment of retail and office uses.  It is the
intention of this plan to encourage a form of development that brings Columbia Pike
back to a more traditional "Main Street" environment.  The end result being an
improved, enhanced, and walkable "Main Street" for Arlington County through
preservation, revitalization, and new development, where people can live, work, and play
- a place that is the center of the community's commercial and social life to meet friends,
to see a movie or to window shop.  The elements that have contributed to making
traditional "Main Streets" successful in the past and that can be expected to develop
along the Pike include:
• Mixed-use development districts (retail, office, residential, cultural)
• Street frontage at a pedestrian scale with articulated ground-floor retail
• Buildings oriented to Columbia Pike
• Placement of buildings at the back of sidewalks
• Buildings built close together forming a continuous “street wall” characteristic of an

urban environment
• Parking located underground or to the rear of buildings
• Appropriate transitions to residential neighborhoods
• Enhanced public and pedestrian transportation
• Enhanced streetscape. 

Together with these "Main Street" elements are overall community-generated goals for
the Pike which include:
• A vibrant community with safe neighborhoods and active retail and office, as well as

a variety of housing options and types, all involving a mix of renovation,
revitalization, and/or redevelopment.

• An ethnically diverse and culturally rich community.
• A community that can be easily accessed by public transportation and on foot.

• A community with well-designed and attractive buildings, streetscapes, public art,
and open spaces that link the commercial corridor with the neighborhoods.
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• A corridor with distinct commercial mixed-use districts.

The Concept Plan/Illustrative Plan

The purpose of the Concept Plan is to show the general vision for the area (see above)
so that individual projects can be designed to fit better within the Columbia Pike
Corridor's urban fabric.  This plan contains a Corridor-Wide Concept Plan that generally
shows the vision in a comprehensive way including relationships between the
commercial nodes and adjacent areas.  The Corridor Wide Concept Plan is then broken
down into more detailed individual concept plans for each commercial district.  These
plans address types of uses, maximum heights and densities, location of public open
spaces, focal features, gateways, and traffic and pedestrian circulation. 

The draft Illustrative Plan view of the corridor is intended to convey the general
framework for development in the commercial districts (described through the vision
statement and conceptual plans) and what could possibly be developed through newly
proposed site plan options at total build-out.  It also illustrates the fundamental design
principles such as building placement and orientation and how, through the coordinated
placement of buildings, new open space areas and pedestrian linkages can be created. 
The configurations on the plan view are also generally based on existing property
ownership patterns and assume likely consolidation at certain locations.  Since property
lines and ownership change, proposed configurations of development could also
change.  There are numerous ways the area could develop.  This plan only illustrates
one vision of how this area could be developed. 

The draft accompanying elevations in the Plan are examples of key redevelopment sites
that show the before-mentioned elements as well as the general bulk, height, and scale
of new development under different newly proposed site plan and "administrative
exception" options.  It is important to note that the not-yet-developed Urban Design
Handbook, an important component of this plan that will further refine and guide the
general framework for development, may impact the current Illustrative Plan view and
accompanying elevations.  Therefore, these items are subject to change and will be
revised if necessary.

Corridor-Wide Concept

The Corridor-Wide Concept shows an enhanced and improved "Main Street" consisting
of four major mixed-use development nodes linked together by existing apartment and
townhouse residential communities.  The commercial nodes include a 1) Town Center,
a larger-scale mixed-use district serving as the heart of the Columbia Pike community
with a High-tech focus, 2) a Village Center with medium scale mixed use development

and community parks that serve as significant gateways and linkages, 3) a
Neighborhood Center with smaller scale development and the Arlington Mill Community
Center and the Four Mile Run Park serving as major focal features, and 4) a Western
Gateway with larger scale development and a residential focus. 
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Overall Key Elements to be Applied Corridor-Wide:

• Mixed-use development districts, oriented to Columbia Pike (linked by residential
transitional areas and open spaces) and primarily consisting of office, residential,
and retail, and cultural uses.

• Retail on ground floor oriented to Columbia Pike
• Mix of building preservation, renovations, and redevelopment
• Buildings at the back of sidewalks
• Enhanced public and pedestrian transportation
• Surface/structured parking located primarily to the rear of buildings
• Appropriate transitions to residential neighborhoods
• Enhanced streetscape, connecting neighborhoods with open spaces and mixed use

districts.

The Corridor-Wide Concept Plan also identifies an Eastern Gateway with proximity to
the Pentagon and views of Washington, D. C.  This area has the potential to be a major
gateway to the Columbia Pike community and will continue to be studied in conjunction
with on-going efforts with the federal government.  This area is currently identified in
the NCPC Plan for the National Capital Area as part of the Monumental Core.  The
Monumental Core Plan identifies this general area for future national museums or
Memorials.  There have also been discussions concerning the expansion of Arlington
Cemetery, the development of a National Military Museum, and an Arlington Black
Heritage Museum.

Individual Concepts

The individual concept plans for each commercial district address types of uses,
maximum heights and densities, location of public open spaces, focal features,
gateways, and traffic and pedestrian circulation to help describe the general vision for
Columbia Pike. 

Town Center

The Town Center generally provides for mixed-use development at a pedestrian scale
along Columbia Pike with a High-Technology office focus.  It contains two larger scale
mixed use activity nodes:  1) a major activity node with a significant public open space
component located north along Columbia Pike between S. Wayne Street and S.
Edgewood Street, and 2) a major activity node located at the intersection of Columbia

Pike and Glebe Road.  A third major recreational/ educational/ cultural activity node is
located north of Columbia Pike on Walter Reed Drive (the existing Library and Career
Center).  Altogether, these three major activity nodes are linked by smaller-scale mixed-
use development and a significant focal feature at Walter Reed Dr. and Columbia Pike. 

This area would be the heart of Arlington's Main Street and the Columbia Pike
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community.  Mixed-use development would be allowed through preservation,
revitalization, and redevelopment including office, residential, cultural, and ground floor
retail.  Sites could be developed at maximums of up to 3.0 FAR and up to eight to ten
stories at key locations for major mixed-use activity nodes.  The area would take
advantage of existing and future amenities such as an eclectic mix of restaurants and
shops that currently exist on Columbia Pike (destination retail).  The Town Center also
provides for “Urban Campus” type development that would adhere to all of the design
characteristics and guidelines proposed for Columbia Pike, while providing a distinct
identity through architecture and other design features and sited around or adjacent to
courtyards or plazas.  This area, primarily through the Urban Campus mechanism, is
being promoted as the “244 Technology Corridor” and will, staff hopes, utilize the very
substantial communications/band width associated with the AT&T Telco Central Office,
as well as proximity to the Pentagon and federal agencies, to leverage the office and
professional employment presence necessary to support the retail/commercial levels of
activity integral to Plan achievement.  In terms of vehicular circulation, the Town Center
would provide for new proposed parallel streets to Columbia Pike, including an
extension of 11th Street S. from S. Cleveland St. to Glebe Road.  Finally, staff plans on
assessing the possibility of structured public/private parking facilities to assist in serving
the parking demand for future redevelopment.

Village Center

The Village Center, located at the intersection of George Mason Drive and Columbia
Pike, provides for medium-scale mixed-use development, including office, residential,
and neighborhood-serving retail.  The intersection would be considered a major activity
node with development serving as focal features for each corner.  Sites could be
developed at maximums of up to 2.5 FAR and up to seven stories at the corners, and
then tapering down to the residential neighborhoods.  The distinguishing feature would
be Alcova Heights Park and Doctor's Run Park to the north and south, respectively, as
significant gateways to and open spaces for the Village Center.  Enhanced streetscape
would link residential neighborhoods to commercial development and parks.

Neighborhood Center

The Neighborhood Center provides for smaller-scale mixed-use development along
Columbia Pike at the east and west sides of Four Mile Run, with open space and the

Arlington Mill Community Center as major focal features.  Sites could be developed at
maximums of up to 2.0 FAR and up to six stories.  Redevelopment and revitalization in
this area would center around and interconnect with the Arlington Mill Community
Center, Four Mile Run Park, and the proposed Interpretive Park.  An identifying feature
of this area would be mixed-use development, with a focus on residential development
and ground-floor, neighborhood-serving retail.  Orientation of this development would
be towards Columbia Pike and the open space areas.
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Western Gateway

The Western Gateway at the Fairfax County line provides for ground floor retail and
mixed-income housing above.  Sites could be developed at maximums of up to 2.5 FAR
and up to 10 stories on the north side of Columbia Pike and up to 12 stories on the
south side. 

IMPLEMENTATION/RECOMMENDATIONS:  In order to implement this new vision for
Columbia Pike, the plan presents a series of recommendations that address land use,
zoning, and urban design; historic preservation; parks and recreation; housing;
transportation; and economic development.  The plan recommends future amendments
to the General Land Use Plan and the "C-2" Service Commercial District in the Zoning
Ordinance; the development of an Urban Design Handbook and the creation of a new
administrative review process (in conjunction with changes to the "C-2" district); an
economic development incentive package; transportation improvements; a housing
initiative; and the promotion of historic preservation incentives where appropriate.  All
of these recommendations are intended to implement the above stated vision for the
area.  Recommendations pertaining to possible changes to the General Land Use Plan,
Master Transportation Plan, “C-2” Service Commercial District, and the Urban Design
Handbook, four important implementation tools, are described as items for further
development and review to be considered by the County Board in the spring of 2002.

In addition to the Plan, an action plan that lists the proposed recommendations and
their timeframes for accomplishment such as, O -- Ongoing, ST -- Short Term
(immediately or within one year), MT -- Mid Term (within one to three years), and LT --
Long Term (within three to five years or longer) is included in a new Executive
Summary in attachment 2 in the back of this staff report (this new Executive Summary
and Action Plan will be incorporated into the Final Plan).  The action plan also identifies
the recommendations that may have an impact on future budget cycles and lists the
lead organization responsible for implementing the recommendation. 

PROPOSED CHANGES AND COMMENTS TO THE JANUARY 2002 FINAL DRAFT.  Since
January 26, 2001, when the Request to Advertise for the adoption of the Plan was
approved by the County Board, there have been only a few proposed changes to the
draft.  These proposed changes are found in Attachment 3 of this staff report and will

be incorporated into the Final Plan.  In addition, since January 26, 2002, when the
Request to Advertise was approved, there have been some additional comments on the
January 2002 Draft, these comments are summarized and addressed in Attachment 4 at
the back of this staff report.

Attachment 3(a through e) - Most of the proposed changes involve deleting a proposed
extension of 9th Street South from S. Veitch to S. Wayne Streets on the original Town
Center Concept Plan and Heights Plan as well as the associated Transportation Maps
that show potential bicycle routes and potential street and pedestrian projects.  This
portion of the 9th Street extension has been removed from the maps because it would
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go through what is currently a single-family residential block and it is not likely to be
required in the initial stages of Columbia Pike development.  Text to discuss this specific
area to be included in the Final Plan can be found in Attachment 3(e). 

Other changes include revising the "C-2" Mixed Use Boundary on the Town Center
Concept Plan to not include the blocks generally bounded by 9th Street South to the
north, S. Courthouse Road to the east, Columbia Pike to the south, and S. Wayne Street
to the west [see Attachment 3(a)].  These two blocks are currently planned for
"Medium" Residential development and there are no plans to change that.  These two
blocks were mistakenly included within the original "C-2" Mixed Use Boundary area. 
Another proposed change that was mistakenly applied on the original Town Center
Heights Plan was an extention of 11th Street South from Glebe Road to S. Monroe Street
[see Attachment 3(b)].  These changes will be incorporated into the Final Plan.

The last change includes revisions to Table 8:  Exisiting and Potential Development
found on page 70 [see Attachment 3(f)].  This table has been modified to reflect correct
calculations.

CONCLUSION:  The purpose of the Plan is to establish the overall vision for the area
and to provide a development framework to guide public and private investment in the
physical revitalization of the area.  Therefore, staff recommends that the County Board
adopt the Columbia Pike Initiative - A Revitalization Plan and its associated
recommendations that help implement this new vision.


