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TO: The County Board of Arlington, Virginia 
 
FROM: Ron Carlee, County Manager 
 
APPLICANT: “On The Board’s Own Motion” 
 
 BY: Brian Harner, Architect 
  Laboratory for Architecture and Building 
  927 South Walter Reed Drive, Suite 16 
  Arlington, Virginia  22204 
  AND 
 Dale Steinhauer, Property Owner 
 Capstone Properties, LC 
 3015 Pine Spring Road 
 Falls Church, Virginia  22042 
 
SUBJECT: Z-2496-03-1:  Request for Rezoning from “R-5” One-Family, 

Restricted Two-Family Dwelling Districts to “CP-FBC” Columbia Pike 
- Form Based Code Districts (Option 1) or “C-O-1.0” Commercial 
Office Building, Hotel, and Apartment Dwelling Districts (Option 2) 
for a 36,237 square foot property located in the 1100 block of 
South Walter Reed Drive and South Edgewood Street (1100 -1108 
South Edgewood Street [Lots 27, 28, 29 & 30 Heads Addition] and 
Lots 1-4 Capstone’s Addition and Outlot A Capstone’s Addition). 

 
RECOMMENDATION: Adopt the attached resolution approving a rezoning 

from“R-5” One-Family, Restricted Two-Family 
Dwelling Districts to “CP-FBC” Columbia Pike – Form 
Based Code Districts (Option 1) for a 36,237 square 
foot property located in the 1100 blocks of South 
Walter Reed Drive and South Edgewood Street (1100 -
1108 South Edgewood Street [Lots 27, 28, 29 & 30 
Heads Addition] and Lots 1-4 Capstone’s Addition and 
Outlot A Capstone’s Addition). 

 
SITE: The 36,237 square foot site is bounded by South Walter Reed 

Drive, South Edgewood Drive and a future section of 11th Street 
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South.  There is currently one (1) single-family structure on the 
site.  The site is located in the Columbia Heights neighborhood 
which is adjacent to the Columbia Pike Special Revitalization 
District.  The Columbia Pike Initiative: A Revitalization Plan contains 
guidance for the future development of this general area. 

 
ZONING: The site is currently zoned “R-5” One-Family, Restricted Two-Family 

Dwelling Districts.   
 
LAND USE: “Low” Residential (1-10 units per acre) - The site is located in the 

Columbia Pike Special Revitalization District. 
 
NEIGHBORHOOD: Columbia Heights Civic Association 
 
SUMMARY: The recommended rezoning would make the subject property 

eligible for redevelopment under the proposed regulations specified 
in Section 20 – “CP-FBC,” of the Zoning Ordinance, if adopted by 
the County Board.  The property owner has requested the rezoning 
in order to facilitate the development of a 16 unit live-work town 
house project.  The property owner had initially planned to 
redevelop the property with five (5) to seven (7) single-family 
homes under the existing “R-5” zoning.  The single family 
development would have been inconsistent with the adopted goals 
of the Columbia Pike Initiative Plan.  Either of the two (2) 
requested zoning districts have flexibility to achieve the proposed 
project.  Under the recommended rezoning to “CP-FBC” the project 
would have to meet the detailed requirements of the Columbia Pike 
Form Based Code before it could be approved administratively.  
Any variations from the “Code” would require a use permit hearing.   

 
  Under the alternative request to the “C-O-1.0” zoning district a site 

plan application would be required.  If the County Board does not 
approve the rezoning to “CP-FBC” to allow an administrative option, 
then the County Board could advertise a site plan on “Its Own 
Motion” for an out-of-cycle County Board meeting.   

 
  The proposed rezoning would create the first opportunity for a 

major mixed-use development project in the Columbia Pike Corridor 
in over 40 years.  The proposed 16 unit live-work townhouse 
project is in keeping with the revitalization vision for Columbia Pike.  
Staff support the rezoning to “CP-FBC” because it meets the 
parameters of the goals and objectives of the Columbia Pike Special 
Revitalization District as designated on the General Land Use Plan, 
elements of the Columbia Pike Initiative: A Revitalization Plan, and 
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the provisions of the Zoning Ordinance.  The change in zoning will 
not adversely impact adjacent single family neighborhoods and will 
enable the County to achieve an initial significant redevelopment 
objective as part of the Columbia Pike Initiative. 

 
BACKGROUND 
On March 12, 2002 the County Board adopted the Columbia Pike Initiative, A 
Revitalization Plan (CPI Plan).  A major recommendation of the CPI Plan was to create 
new development options for Columbia Pike that would provide an incentive to 
developers through additional density and a streamlined review process.  Development 
of these options would be required to meet reasonable but specific urban design 
requirements through possible changes to the Zoning Ordinance.  In September 2002, 
the County initiated an intensive week-long urban design charrette to get additional 
input from area residents, developers, and property and business owners to help refine 
the vision set forth in the CPI Plan and to craft development requirements which 
resulted in the proposed Form-Based Code. 
 
DISCUSSION 
Adopted Plans and Policies:  The proposed rezoning to “CP-FBC” Columbia Pike 
Form Based Code is consistent with the adopted plans and policies for the area, as 
outlined below: 

• General Land Use Plan – The site is designated “Low” Residential (1-10 units 
per acre) on the General Land Use Plan and is located in the Columbia Pike 
Special Revitalization District.  Sites located within the Columbia Pike Special 
Revitalization District are eligible for rezoning to “CP-FBC.”  Areas to the east and 
south of the site are designated “Low” Residential (1-10 units per acre) and 
zoned “R-5” One-Family, Restricted Two Family Districts.  The area to the west 
of Walter Reed Drive and north of 11th Street is designated “Service Commercial 
on the General Land Use Plan and Zoned “C-2” Service Commercial – Community 
Business Districts.  Commercial uses in this area include the First Virginia Bank, 
an Eckerd Drugstore, Ski Chalet and the Uncommon Market.  The site is adjacent 
to existing commercial development and would provide an appropriate transition 
to the adjacent residential neighborhood. 

• Columbia Pike Initiative:  A Revitalization Plan – The plan states that 
mixed-use development, tapering down toward the existing single-family 
neighborhood is the preferred redevelopment scenario.  The recommended 
rezoning will help ensure such tapering. 

• Zoning Ordinance:  All properties located within the Columbia Pike Special 
Revitalization District are eligible for rezoning to the new “CP-FBC” zoning 
district.  The proposed rezoning would make the Capstone site the first property 
rezoned to this new district.  Development of properties rezoned to “CP-FBC” 
would be required to adhere to the requirements of the “Code.”  Staff supports 
the proposed rezoning to “CP-FBC” because it will ensure that new development 
will conform to the detailed requirements of the Form Based Code and will help 
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ensure the realization of the new vision planned for Columbia Pike.  The 
proposed rezoning request will not adversely affect the adjacent single family 
neighborhood and facilitates other goals of the County including expanding 
opportunities for business and homeownership in the Columbia Pike Special 
Revitalization District. 

 
Proposed Development:  The proposed rezoning would create the first opportunity 
for a major mixed-use development project in the Columbia Pike Corridor in over 40 
years.  Capstone Properties is currently developing a proposal to develop a 16 unit live-
work townhouse project, on the 36,237 square foot site located in the “Columbia Pike 
Special Revitalization District.”  The proposed project has been discussed with various 
neighborhood groups and is being designed to conform to the detailed requirements of 
proposed new “CP-FBC” zone.  If approved by the County Board, the proposed “CP-
FBC” zoning district would allow projects with less than 40,000 square feet of site area 
to be reviewed administratively.  Therefore, the proposed development could be 
approved through an administrative process, if it meets all the requirements of the 
“Form-Based Code.” 
 
The following description of the proposed project is provided in order to help illustrate 
the potential development of this specific site under the proposed rezoning to the new 
“CP-FBC” zone.  The development project as proposed would have a density of 19.2 
units per acre and would include the following components: 

• 16 live-work townhouse residential units  
• Approximately 15,400 square feet of ground floor retail/office space 
• Approximately 11,700 square feet of flex space on mezzanine level 
• Approximately 28,000 square feet of residential space 
• 14 private garage parking spaces, 4 reserved surface parking spaces and 10 

general surface parking spaces.  Up to 9 on-street parking spaces are proposed 
along South 11th Street and South Edgewood Streets. The property owner plans 
to lease additional parking nearby. 

 
The project, as currently designed, includes two structures.  The first one, a nine unit,  
L-shaped building is located along South Walter Reed Drive and a newly created 11th 
Street South.  The second one, a seven unit structure is aligned with South Edgewood 
Street.  Both structures range in height from three to four stories.  The taller townhouse 
units are oriented toward the South Walter Reed/11th Street intersection, away from the 
residential neighborhood.  The buildings have flat roofs and would be constructed of 
reddish brick.  A rooftop spire at the South Walter Reed/ 11th Street corner would 
provide a distinctive architectural element.  The site is accessed through one curb cut 
on 11th Street.  The proposed new section of 11th Street South is approximately 20 feet 
wide, with a parking lane and one through lane.  It is anticipated that, should the 
adjacent Eckerd Drugstore site be redeveloped in the future, additional right of way will 
be obtained from that site to create a two-way street. 
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Community Meetings 
The property owner, Mr. Dale Steinhauer, attended a Columbia Heights Civic 
Association meeting in October 2002 to discuss the proposed rezoning and development 
of a mixed-use townhouse proposal.  At that meeting, community concerns centered on 
the lack of adequate retail parking, the potential uses in the retail space, and the 
potential for cut-through traffic using the proposed new 11th Street.  In December, Mr. 
Steinhauer attended a second civic association meeting, giving additional details about 
the project, including alternate parking arrangements, the types of purchasers that 
have shown interest in buying the townhouses.  It was explained that direction of the 
new 11th Street (east or west) could be determined later, in consultation with County 
staff, to minimize the impact of cut-through traffic on the neighborhood.  At its 
December 4, 2002 meeting, the Columbia Heights Civic Association voted unanimously 
to support the proposed Capstone development. 
 
The Planning Commission at their February 10, 2003 meeting considered the rezoning 
request and recommended approval of the proposed rezoning to “CP-FBC.” 
 
CONCLUSION 
The rezoning to “CP-FBC” is consistent with the Columbia Pike Initiative, and other 
County policies and goals.  Further, the request would create the first opportunity for a 
major mixed-use development project in the Columbia Pike Corridor in over 40 years.  
For these reasons, it is recommended that the County Board adopt the attached 
resolution for the rezoning of the subject property.  
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REZONING RESOLUTION 
 
 WHEREAS, the County Board of Arlington County, Virginia (“County Board”) On 
Its Own Motion has, at the request and with the agreement of the property owner, 
authorized the advertisement of public hearings for a rezoning to “CP-FBC” Columbia 
Pike – Form Based Code Districts of property located in the 1100 blocks of South Walter 
Reed Drive and South Edgewood Street (1100 -1108 South Edgewood Street [Lots 27, 
28, 29 & 30 Heads Addition] and Lots 1-4 Capstone’s Addition and Outlot A Capstone’s 
Addition); and  
 

WHEREAS, the County Board finds that the rezoning to “CP-FBC” Form Based 
Code Districts will achieve the goals and objectives set forth in the Columbia Pike 
Initiative - A Revitalization Plan and the Columbia Pike Special Revitalization District as 
designated on the General Land Use Plan; and 

 
WHEREAS, the County Board finds that the rezoning to “CP-FBC” Form Based 

Code Districts (Option 1) is required by public necessity, convenience, general welfare, 
and good zoning practice. 
 
 NOW, THEREFORE, BE IT RESOLVED, that the Property located in the 1100 
blocks of South Walter Reed Drive and South Edgewood Street (1100 -1108 South 
Edgewood Street [Lots 27, 28, 29 & 30 Heads Addition] and Lots 1-4 Capstone’s 
Addition and Outlot A Capstone’s Addition) is hereby rezoned from “R-5” One-Family, 
Restricted Two-Family Dwelling Districts to “CP-FBC” Columbia Pike Form Based Code 
Districts as shown on the attached map. 


