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REVISED REPORT 
 

November 15, 2002 
 
 
TO:  The County Board of Arlington, Virginia 
 
FROM:  Ron Carlee, County Manager 
 
SUBJECT: Request to Advertise the following General Land Use Plan 

Amendments: 
 

A. Designation of the "Columbia Pike Special Revitalization District” 
adjacent transition areas as "Special Revitalization Districts"; and  

 
B. Designation of the Village Center, Neighborhood Center, and 

Gateway nodes as part of the “Columbia Pike Special 
Revitalization District”; and   

 
C. Revision of Note 8 in the following manner: 
 

8. These areas were designated a "Special Revitalization District": 
 Columbia Pike on 11/15/86; Lee Highway/Cherrydale on 
3/1/95.  The boundaries of the Columbia Pike Revitalization 
District were amended on 12/7/02.; and 

 
D. Amend the Legend to include the following changes to the 

description of the "Service Commercial" land use category: 
 
 Personal and Business Services.  Generally one to four stories. 

Maximum 1.5 F.A.R. Special provisions for mixed-use 
development, including residential and office uses, in the 
Columbia Pike Special Revitalization District using the Form Based 
Code (Section 20 of the Zoning Ordinance).; and 

 
E. Inclusion of a "General Location of Open Space" symbol on the 

north side of Columbia Pike between S. Edgewood Street and S. 
Barton Street; and on the north side of Columbia Pike between S. 
Highland Street and S. Glebe Road.  (See Map); and 

 
 
F. Change the land use designation from "Low" Residential (1-10 

units per acre) to "Service Commercial" (Personal and business 
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services.  Generally one to four stories.  Maximum 1.5 FAR.), for 
the areas listed in Table 1 and shown on attached map; and 

 
G. Change the land use designation from "Low-medium" Residential 

(16-36 units per acre) to "Service Commercial" (Personal and 
Business Services.  Generally one to four stories.  Maximum FAR 
1.5.), for the areas listed in Table 1 and shown on attached map; 
and 

 
H. Amend the Special Planning Areas section to include the following 

changes to the existing text: 
 

“On November 15, 1986, the County Board established a “Special 
Revitalization District” for the Columbia Pike Commercial 
Corridor. The boundaries of the District were modified on 
12/7/02.  An alternate development regulation and review 
process, called the Form Based Code, was adopted by the County 
Board on 12/7/02 to stimulate reinvestment in businesses and 
buildings.  The objectives of this district …” 

 
RECOMMENDATION: Authorize the advertisement of public hearings on 

proposed amendments to the General Land Use Plan, 
by the Planning Commission on December 9, 2002 (a 
recessed session of the November 25, 2002 Planning 
Commission meeting) and the County Board on 
December 17, 2002 (a recessed session of the 
December 7, 2002 County Board meeting). 

 
BACKGROUND:  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. 
 
The Columbia Pike corridor plays a key role in the future of the surrounding 
neighborhoods and serves as South Arlington’s Main Street. This area has both a 
commercial and 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 current problems relating to the 
lack of private investment along the corridor include small lot size, narrowness of lots, 
and the requirement of on-site parking.  Currently there is over 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. 
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The Columbia Pike Initiative - A Revitalization Plan, therefore, recommends developing 
a walkable, vibrant community with a mix of office, residential and retail development 
through revitalization and new development.  It is intended that traditional urban design 
principles will guide this redevelopment and revitalization and that the street frontage 
will be at a pedestrian scale with articulated storefronts.  The goals of the Plan are to 
develop: 
 

1. 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, 

2. An ethnically and culturally rich community, 
3. A community with well-designed and attractive buildings, streetscapes, 

public art, and open spaces that link the commercial corridor with the 
neighborhoods; and, 

4. A corridor with distinct commercial mixed-use nodes including: 
 

• Town Center Node.  This area would be the heart of the Columbia Pike 
community and would focus on providing mixed-use development and 
revitalization including office, residential and ground floor retail.  The 
Town Center also provides locations for “Urban Campus” type 
development that adheres 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.  The urban campus 
development will take advantage of the existing and future amenities 
such as an eclectic mix of restaurants and shops that currently exist on 
Columbia Pike.  This area may benefit from the very substantial 
communications/band width associated with the ATT 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. 

 
• A Village Center Node at the intersection of George Mason Drive would 

be lower in scale and density than the Town Center and would provide 
mixed-use development with ground floor retail.  The distinguishing 
feature would be the linkage of open space with Doctor’s Run, Doctor’s 
Run Park, and Alcova Heights Park as the focal feature. 

 
• A smaller-scale mixed-use Neighborhood Center Node  on either side 

of Four-Mile Run with open space and the Arlington Mill Community 
Center as the focal features.  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 ground floor retail that focuses not only on 
Columbia Pike but also on the open space. 
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• A mixed-use Western Gateway Node at the Fairfax County line with 
ground floor retail and office or mixed-income housing above. 

 
DISCUSSION 
The General Land Use Plan amendments proposed for advertisement in this report 
would help facilitate redevelopment within the four (4) nodes that are to be designated 
as the Columbia Pike Special Revitalization District.  The County is currently 
contemplating various incentives, including an optional by-right development process 
using the Form Based Code, that will be tied to the proposed Special Revitalization 
District.  By expanding the District, and establishing the four (4) nodes, redevelopment 
concepts that were outlined in the Columbia Pike Initiative – A Revitalization Plan can 
be implemented. 
 
The proposed land use designation changes, from low or low-medium residential to 
service commercial, will allow mixed-use development to occur which may include retail 
and office uses, as well as residential uses at the specified locations.  These changes are 
intended to “unlock” redevelopment potential that does not exist today, since the 
properties affected are fully developed within the context of the land use designation 
that they are currently in.  Additionally, the proposed amendments would designate 
general locations for open space along Columbia Pike, which will enhance the 
pedestrian experience, and provide opportunities for public gatherings and the like. 
 
CONCLUSION 
At this time, it is recommended that the County Board advertise the following General 
Land Use Plan amendments for public hearing by the Planning Commission on 
December 9, 2002 (a recessed session of the November 25, 2002 Planning Commission 
meeting) and the County Board on December 17, 2002 (a recessed session of the 
December 7, 2002 County Board meeting): 
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Table 1 General Land Use Plan Recommendations 

GLUP 
MAP # 

GENERAL LOCATION CURRENT USE CURRENT 
ZONING 

CURRENT GLUP RECOMMENDATION: 
CHANGE TO - 

1 North Side of Columbia 
Pike west of S. 
Greenbriar St. 

Commercial C-1/ RA 6-15 Low Medium 
Residential (16-36) 

Service Commercial 

2 West side of Four Mile 
Run Park south of 

Columbia Pike 

Commercial C-1/C-2 Low Medium 
Residential (16-36) 

Public 

3 South Columbus Street Residential R-6 Low Residential (11-
15) 

Low Residential (1-10) 

4 Columbia Pike between 
S. Wakefield St. and 

Four Mile Run 

Commercial (Fronting on 
Columbia Pike on both 
north and south sides) 

and Residential (Barcroft 
Garden Apts. 31 units 
between S. Wakefield 

and S. Four Mile Run Dr.) 

RA14-26 Low Medium 
Residential (16-36) 

Service Commercial 

5 To rear of commercial 
lots fronting on 

Columbia Pike between 
Glebe Rd. and 

(adjacent) to Highland 
St. 

6 Resid. Units or lots 
along Highland St., 

Parking for Car Lots, 
Road ROW 

C-2/R-5 Low Residential (1-
10) 

Service Commercial 

6 Between S. Edgewood 
St. and Walter Reed 

Dr. at 11th St. 

5 resid.. Units or Lots R-5 Low Residential (1-
10) 

Service Commercial 

7 The north side of 
Columbia Pike east of 

S. Taylor St. and 
South of Columbia Pike 
at George Mason Dr. 

Commercial and 52 Units 
Garden Apts. 

RA8-18 Low Medium 
Residential (16-36) 

Service Commercial 

8 South side of 9th 
Street between S. 

Highland St. and Glebe 
Rd. 

40 Resid. Units/ 
SFD/Duplex 

R2-7 Low Residential (11-
15) 

Low Medium Residential (16-
36) 

9 South side of 9th 
Street east of Walter 
Reed Dr. (section of 

Fillmore Gardens) 

114 Garden Apt. Units RA14-26 Low Medium 
Residential (16-36) 

Service Commercial 

10 Southeast quadrant of 
block bounded by 
Columbia Pike, S. 
Edgewood St., S. 

Cleveland St. and 11th 
St. 

7 Resid. Units/ 3 
Vacant/Open Space 

R-5 Low Medium 
Residential (16-36) 

Service Commercial 

 


