
 
STAFF:  Richard Tucker, Columbia Pike Initiative Coordinator 
Reviewed by the County Attorney’s Office:  ______ 
 
County Board Meeting – October 19, 2002 
PLA-2992 

 October 7, 2002 
 
 
TO: The County Board of Arlington, Virginia 
 
FROM: Ron Carlee, County Manager 
 
SUBJECT: Request to Advertise public hearings on proposed Zoning 

Ordinance amendments to Section 26. “C-2” Service Commercial – 
Community Business Districts:  

 
  A. Subsection 26.A.1. Uses Permitted, of the Arlington County 

Zoning Ordinance to delete “RA 8-18” and thereby prohibit 
townhouse and apartment uses in “C-2” Districts (and, by 
reference, “C-3” General Commercial Districts) by right; and 

 
  B. Subsection 26.B.18. Special Exceptions, of the Arlington 

County Zoning Ordinance to offer a Site Plan Option for 
townhouse and apartment uses within “C-2” Districts outside 
of areas designated as “Special Revitalization Districts” by the 
County Board.  

 
RECOMMENDATIONS: Authorize the advertisement of public hearings on  

proposed amendments to Subsection 26.A.1. and 
Subsection 26.B.18 of the Arlington County Zoning 
Ordinance, by the Planning Commission on November 
4, 2002, and by the County Board on November 16, 
2002.  The proposed Zoning Ordinance amendments 
would amend, reenact and recodify zoning provisions 
to a) eliminate the development of townhouse and 
apartment uses in “C-2” Districts (and, by reference, 
“C-3” Districts) by right; and b) add a Site Plan 
Option for the development of townhouse and 
apartment uses in “C-2” Districts (and, by reference, 
“C-3” Districts) outside of areas designated as 
“Special Revitalization Districts” by the County 
Board, to preserve and promote retail and other 
commercial activity within commercial districts; to 
encourage economic development; and for other 
reasons required by the public necessity, 
convenience and general welfare and good zoning 
practice.  
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DISCUSSION  
The Zoning Ordinance amendments proposed for advertisement in this report would 
remove townhouse and apartment development from by-right uses in “C-2” Service 
Commercial – Community Business Districts and “C-3” General Commercial Districts and 
provide for a new Site Plan Option for these uses.  Currently, the Zoning Ordinance 
allows townhouse and apartment development in “C-2” and “C-3” Districts by right 
through the inclusion of “RA8-18” Apartment Dwelling Districts, which allows up to 36 
dwelling units per acre. 
 
Recently, due to market conditions, low-medium density townhouse development has 
become an attractive development/redevelopment model in the “C-2” Service 
Commercial District.  With limited commercially zoned property in the County, continued 
development of this type without controls may limit opportunities for community-
serving retail in the future.  This trend could interrupt the commercial nature of retail 
nodes and corridors.  In addition, the mixed use development, including residential, that 
can be achieved through by-right means does not result in the combination of use and 
form that is preferred, because of zoning requirements (i.e. setbacks).  
 
There may be commercial areas that could be considered for residential development in 
areas outside of Special Revitalization Districts.  Special Revitalization Districts (i.e., 
Cherrydale and Columbia Pike) already have site plan options that permit residential 
development.  Additional site plan and administrative exception options that will permit 
residential development are being considered for the proposed new Columbia Pike 
Special Revitalization Districts, as part of the Columbia Pike Initiative.  This proposed 
site plan option in areas outside of Special Revitalization Districts would help guide the 
mixed-use form, if appropriate, in these areas.  This approach will also encourage 
creativity on the part of the developer and perhaps secure community-sustaining 
amenities, such as ground floor retail uses, open space, streetscape, undergrounding, 
and proper building scale. 
 
CONCLUSION 
The Zoning Ordinance amendment in this report is proposed to amend, reenact and 
recodify Subsection 26.A.1. and 26.B.18. of the Arlington County Zoning Ordinance to 
remove by-right townhouse and apartment development as a permitted use in “C-2” 
Service Commercial – Community Business Districts and “C-3” General Commercial 
Districts and provide a Site Plan Option for these uses.  These ordinance amendments 
will help preserve neighborhood-serving retail uses. 
 
It is, therefore, recommended that the County Board authorize the advertisement of 
public hearings by the Planning Commission on November 4, 2002 and by the County 
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Board on November 16, 2002 for the proposed Zoning Ordinance amendment to 
Section 26.   “C-2” Service Commercial – Community Business Districts, Subsection A.1., 
deleting “RA8-18” as a by right use, and Subsection  B.18. Special Exceptions, 
permitting residential development up to 36 units per acre as a site plan option. 
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RESOLUTION TO ADVERTISE PUBLIC HEARINGS ON ZONING ORDINANCE 
AMENDMENTS TO SECTION 26. “C-2” SERVICE COMMERCIAL – COMMUNITY 
BUSINESS DISTRICTS, SUBSECTION 26.A.1. USES PERMITTED, TO AMEND, REENACT, 
AND RECODIFY ZONING PROVISIONS  DELETING “RA 8-18” IN “C-2” DISTRICTS (AND 
C-3 DISTRICTS, BY REFERENCE) AND 26.B.18. SPECIAL EXCEPTIONS, OF THE 
ARLINGTON COUNTY ZONING ORDINANCE TO OFFER A SITE PLAN OPTION FOR 
TOWNHOUSE AND APARTMENT USES WITHIN “C-2” DISTRICTS.  
 
 The County Board of Arlington hereby resolves that the following amendments to 
Section 26. “C-2” Service Commercial – Community Business Districts, Subsection 
26.A.1. Uses Permitted and  Subsection 26.B. 18. Special Exceptions, of the Zoning 
Ordinance be advertised for public hearings by the Planning Commission on November 
4, 2002, and by the County Board on November 16, 2002, to amend, reenact, and 
recodify Zoning Ordinance provisions to eliminate low – medium residential 
development as a permitted use in  “C-2” Districts; and to add a low-medium density 
site plan option to preserve and promote retail and other commercial activity within 
commercial districts; to encourage economic development; and for other reasons 
required by the public necessity, convenience and general welfare and good zoning 
practice.  
   

*  *  * 
 
SECTION 26.  “C-2” SERVICE COMMERCIAL - COMMUNITY BUSINESS DISTRICTS 
 

*  *  * 
A. Uses Permitted. 
 
 1. All uses as permitted and regulated in “RA8-18'' and “C-1'' Districts.   
 
B. Special Exceptions. 
 

18.A. By site plan approval under Section 36.H. use regulations for areas 
designated as “Special Revitalization Districts'' on the General Land Use 
Plan may be modified under the following conditions, and an additional 
F.A.R. of .5 may be allowed under the following conditions applicable to 
such increases in density: 

 
 a. Height limit: No building, nor the enlargement of any building, shall 

exceed the height standard in the revitalization area or six (6) 
stories not including mechanical penthouses. 
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b. Density: The ratio of the total gross floor area of all uses, excluding 

one- and two-family dwellings, to the total area of the site shall not 
exceed 1.5 to 1.  A building which has solely residential use above 
the second floor level shall be permitted to have a residential of 1.5 
and a first floor retail commercial use F.A.R. of up to .5. In no case 
shall the total F.A.R. of such a building exceed 2.0 

 
c. The first floor of any office building shall be designed and used for 

retail commercial uses. A plan specifying the proposed retail 
commercial uses shall be developed and shall be consistent with 
the adopted plan for the “Special Revitalization District.'' 

 
 d. Automobile parking space is to be provided as required in Section 

33, except that parking may be reduced by site plan approval to no 
less than one (1) off-street parking space per one (1) dwelling unit 
and one (1) off-street parking space for each five hundred eighty 
(580) square feet of the total office and retail gross floor area. 

 
 e. Screening walls and/or landscaping consistent with the goals and 

standards of the adopted plan for the revitalization area shall be 
provided where a parking area abuts a street, sidewalk, alley, or 
other public right-of-way and where a parking area abuts “R'' and 
“RA'' districts. 

 
 f. Streetscape improvements consistent with the standards of the     

 adopted "Special Revitalization District'' plan for the area shall be 
implemented on the periphery of the site fronting on public right-
of-way. 

 
  g. A coordinated sign plan shall be required. Standards for signs shall 

be those set forth in the adopted “Special Revitalization District'' 
plan for the area. 

 
h. All aerial utilities in the public right-of-way at the periphery of the 

site and within the site shall be placed underground. 
 

 
18.B:    By site plan approval under Section 36.H., use regulations for areas not 

designated as “Special Revitalization Areas” on the General Land Use Plan 
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may be modified by the County Board to allow apartment and/or 
townhouse uses up to 36 units per acre where the County Board finds 
that residential use, height and scale is in accord with the County's 
adopted plans for the specific area.  In considering a residential site plan, 
the County Board may approve retail, commercial or office uses on the 
ground floor of the residential development to provide convenient retail 
and commercial uses on street fronts.  Site plans approved pursuant to 
this subsection shall, at a minimum, meet the following standards: 

 
a) Neither any building, nor the enlargement of any building, shall 

exceed 45 feet, not including mechanical penthouses, except as 
specified in Adopted Plans or as approved by the County Board. 

 
b) Density for any residential project shall not exceed 36 units per 

acre.  Where ground floor retail, office, or commercial uses are 
approved by the County Board, the gross floor area of such retail 
shall not be counted against the permitted density in the residential 
portion of the development. 

 
c) Automobile parking space is to be provided as required in Section 

33, except that by site plan approval required parking may be 
reduced to no less than one (1) off-street parking space per one 
(1) dwelling unit and one (1) off-street parking space for each five 
hundred eighty (580) square feet of the total office or retail gross 
floor area. 

 
d) Screening walls and/or landscaping consistent with the goals and 

standards of the adopted plan for the area, if any,  shall be 
provided where a parking area abuts a street, sidewalk, alley, or 
other public right-of-way and where a parking area abuts any “R'' 
or “RA'' district. 

 
e) Streetscape improvements consistent with the standards of any 

adopted plan(s) for the area shall be implemented on the periphery 
of the site fronting on public right-of-way. 

 
f) A coordinated sign plan shall be provided at the time of site plan 

application.  Standards for signs shall be those set forth in any 
adopted plan for the area. 
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g) All aerial utilities in the public right-of-way at the periphery of the 
site and within the site shall be placed underground. 

 
*  *  * 


