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 June 25, 2003 
 
 
TO:  The County Board of Arlington, Virginia 
 
FROM:  Ron Carlee, County Manager 
 
SUBJECT: Adoption of Zoning Ordinance Amendments for the Virginia Square 

Metro Station Area:  
 

A. Adopt an Ordinance to Amend Section 26. “C-2” Service 
Commercial-Community Business Districts to add a new 
reference whereby properties zoned “C-2” and located within 
the area designated as “Special Coordinated Mixed Use 
District” in Virginia Square on the General Land Use Plan may 
modify certain required regulations in specific circumstances. 

 
B. Adopt an Ordinance adopting a new Section 21. “MU-VS” 

Mixed Use-Virginia Square Districts to codify Permitted Uses, 
Use Limitations, Special Exceptions, and other regulations 
governing land use in the Virginia Square Metro station area 
within the “MU-VS” Districts. 

 
RECOMMENDATION: Adopt the attached Ordinances to amend, reenact and 

recodify the Zoning Ordinance, Section 26, and adopt a 
new Section 21, for use in the Virginia Square Metro 
station area. 

 
ISSUE:  None. 
 
SUMMARY: In December of 2002 the County Board adopted the 2002 Virginia 

Square Sector Plan.  The 2002 Sector Plan was based on a 
comprehensive land use review and study, and specifies 
recommendations for implementation including General Land Use 
Plan and Zoning Ordinance amendments.  The subject 
amendments were identified as short-term action items in the 2002 
Sector Plan’s implementation matrix.  The proposed subject Zoning 
Ordinance amendments would help to achieve the primary 
objectives of the 2002 Sector Plan of promoting a mix of land uses 
with high quality urban design in the largest area of Virginia Square 
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yet to redevelop, referred to as the “East End”.  The proposed 
Zoning Ordinance amendments are consistent with the vision set 
forth for the East End in the 2002 Sector Plan and the General Land 
Use Plan amendments the County Board adopted at the June 14, 
2003 County Board meeting.  It is recommended that the County 
Board adopt the proposed Zoning Ordinance amendments.  

 
BACKGROUND:  In 1983 the County Board adopted the first Virginia Square Sector 
Plan setting forth a concept for the future of Virginia Square as a residential station 
area accented by cultural, educational, and recreational resources.  Since the adoption 
of that plan in 1983, residential and commercial development has generated mostly 
high-rise buildings.  In the fall of 2000, the County initiated a public review of the 1983 
Sector Plan.  At the conclusion of this comprehensive and extensive two-year public 
planning process, the County Board adopted the 2002 Virginia Square Sector Plan.   
 
The 2002 Virginia Square Sector Plan 
The 2002 Sector Plan described a renewed vision for the “East End” of Virginia Square, 
the area defined in the 2002 Sector Plan as the blocks between North Lincoln Street, 
Wilson Boulevard, Fairfax Drive, and the Wilson Boulevard/Fairfax Drive intersection.  
The East End is envisioned as a place with: 
 
• A mix of housing types and prices, including at least five percent of all new units as 

on-site affordable housing; 
• High quality architecture and urban design with building heights that taper down 

toward Wilson Boulevard and the Clarendon Metro station area; 
• Street-level retail uses; 
• Generous sidewalks with street tree plantings and other streetscape elements;  
• Public open spaces with public art; 
• Shared parking for visitors and retail patrons; and 
• Mid-block pedestrian walkways and vehicular access. 
 
As a station area focused primarily toward housing, the 2002 Sector Plan recommends 
that Virginia Square provide a diverse mix of housing to attract a diverse population and 
to preserve housing in the surrounding neighborhoods, particularly the quantity of 
existing affordable housing units.  Of the over 2,500 multifamily units existing and/or 
approved in Virginia Square, more than ten percent currently have rents that are 
considered affordable to low- and moderate-income residents.  As new residential 
projects are proposed, it is expected that at least five percent of new units will be 
affordable, using existing resources and land use tools to achieve that goal. 
 
In order to realize the renewed vision for the East End and maintain affordable housing 
in Virginia Square, the 2002 Sector Plan recommends establishing a new zoning district 
that could be applied to the East End area.  The sector plan also recommends General 
Land Use Plan amendments, including land use changes and the establishment of a 
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“Special Coordinated Mixed Use District” for the East End.  The General Land Use Plan 
amendments were adopted by the County Board at their June 14, 2003 meeting.  The 
new zoning district is envisioned to generate redevelopment consistent with the General 
Land Use Plan amendments, to attain affordable housing, and to apply specific urban 
design requirements for the East End.  The sector plan envisions that the General Land 
Use Plan and Zoning Ordinance amendments together will guide redevelopment 
projects in the East End.  The General Land Use Plan and Zoning Ordinance 
amendments were identified as short-term action items in the 2002 Sector Plan’s 
implementation matrix.   
 
DISCUSSION:  The process to update the Virginia Square Sector Plan involved a 
comprehensive study of land uses and zoning in the Virginia Square station area.  Much 
of the current General Land Use Plan designations and corresponding zoning categories 
are consistent with the renewed vision for Virginia Square.  However, changing the  
General Land Use Plan designations for the East End from a mix of “High” Residential 
and “High-Medium Residential Mixed Use” to “Medium Density Mixed-Use” with a 
companion overlay district, “Special Coordinated Mixed Use District”, would provide 
more appropriate specification or guidance to achieve the desired vision described in 
the 2002 Sector Plan for the East End.  Therefore, General Land Use Plan and Zoning 
Ordinance amendments are necessary to fulfill this comprehensive vision.  The County 
Board recently completed the first step to implement this vision by adopting the General 
Land Use Plan amendments on June 14, 2003.   
 
Proposed Zoning Ordinance Amendments  
The proposed Zoning Ordinance amendments are the primary implementation and 
regulating tools to achieve the vision of the Sector Plan as applied to the East End.  To 
accomplish the vision, staff recommends two amendments:  1) changing Section 26.  
“C-2” Service Commercial-Community Business District to allow modifications of 
selected by-right regulations through improved urban design to promote retention of 
neighborhood-serving commercial uses until such time as redevelopment occurs; and 2) 
the adoption of a new zoning district, Section 21. “MU-VS” Mixed Use – Virginia Square 
Districts, that is consistent with the General Land Use Plan designation and the 2002 
Sector Plan vision.  Only sites located within the East End “Special Coordinated Mixed 
Use District” overlay district and designated as “Medium Density Mixed-Use” on the 
General Land Use Plan are eligible to have access to the alternative “C-2” regulations or 
to use the “MU-VS”.  Staff proposes that the current underlying zoning districts and 
respective regulations would remain in place until such time as a property owner 
requests use of the alternative “C-2” regulations or requests a rezoning to the “MU-VS”.   
 
C-2 Amendment 
Staff proposes to amend the “C-2” Service Commercial-Community Business District to 
provide a “by-right” option for properties already zoned “C-2” and located within the 
East End “Special Coordinated Mixed Use District”, and designated as “Medium Density 
Mixed-Use” on the General Land Use Plan.  This proposed option would allow properties 
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to modify current development regulations (such as parking and placement 
requirements) in exchange for compliance with improved site and building design 
standards, resulting in a more pedestrian-oriented and attractive urban site and building 
form.  This would be accomplished through a reference to the “MU-VS” District.  Thus, 
development conditions in the East End could be improved and could be more 
consistent with the long-term vision even during the timeframe prior to rezoning or 
redevelopment initiatives.  (See Attachment A) 
 
The East End currently contains multiple commercial uses that serve the Virginia Square 
community, such as a pet clinic, an automotive service repair business, and restaurants.  
Until such time as redevelopment pressures convert these properties to development 
consistent with the long-term vision, this amendment would allow current property 
owners opportunities to improve their sites and building conditions in a manner that is 
more consistent with the overall concept for Virginia Square.   
 
• Parking Requirements:  Staff proposes that a similar regulating framework as 

Section 33.C.3.a.2. be applied as an appropriate tool and incentive for use in the 
East End to encourage improvement of commercial properties in the interim 
timeframe.  Section 33.C.3.a.2. exempts the parking requirements for the first 5,000 
square feet of floor area for retail and service-commercial uses within 1,000 feet 
from a Metro entrance.  The East End is situated approximately 350 to 1,400 feet 
from the Virginia Square Metro Station entrance and approximately 1,400 feet from 
the Clarendon Metro Station.  The additional distance of approximately 400 feet (the 
equivalent of one urban block) is negligible based on the East End location situated 
in the middle of two core Metro station areas.  In fact, some of the properties and 
businesses in the East End may already be exempt from these existing parking 
requirements because many buildings are already within 1,000 feet of the Virginia 
Square Metro station entrance.   

 
Therefore, staff is recommending a parking regulation that would allow commercial 
uses, with the exception of a few, to not provide parking for their first five thousand 
(5,000) square feet of gross floor area, regardless of the distance to Metro.  In the 
proposed zoning district, restaurants located in the “Special Coordinated Mixed Use 
District” may have the benefit of this parking exemption if they are in compliance 
with the operation hours and seating requirements of Section 33.C.3.a.1., regardless 
of its location.  If an expanded commercial use, including restaurants, requires 
additional parking based on the standard parking requirement calculations, staff also 
proposes to allow up to one hundred (100) percent of the required parking spaces 
off site if the said parking spaces are within ¼-mile of the subject site and a legally-
binding parking agreement is provided consistent with Section 33.C.3.b.  Staff 
concludes that any expansion of existing commercial uses is not envisioned to 
generate a large amount of new parking and any modification of the current 
regulations would not prevent a property owner from providing parking on site.   
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• Building Placement:  Staff also proposes to allow buildings closer to sidewalks.  
Under the proposed amendment, property owners that choose to develop under this 
option would be required to construct curb, gutter and sidewalks, underground 
utility service to buildings, and screen parking areas with landscape materials.  
These specific regulations would be included in the by-right sections of the proposed 
“MU-VS” District and would be referenced from the “C-2” District, but only permitted 
for properties within the East End “Special Coordinated Mixed Use District”.  Staff 
proposes these allowances to be approved administratively by the zoning 
administrator. 

 
New “MU-VS” Mixed Use – Virginia Square Districts
The proposed new zoning district category, “MU-VS” Mixed Use-Virginia Square District, 
would be structured to allow uses by-right and by Special Exception (either by use 
permit or by site plan approval).  A rezoning to this new district would be on a voluntary 
basis and would be considered by the County Board upon request by a property owner.  
(See Attachment B)  

 
The “MU-VS” is intended as a set of alternate development regulations that emphasizes 
the desired building form and enhances the pedestrian experience through urban 
design standards compatible with traditional main street principles.  Under the “MU-VS”, 
development proposals would be evaluated based on the conformance with the 2002 
Virginia Square Sector Plan site-specific recommendations, such as building envelope 
and architectural standards.  Projects with additional community benefits could attain 
bonus density through the use of the “MU-VS” District.  Urban design standards for 
both by-right and special exception uses would be applied through each development 
proposal in the East End in an effort to promote an improved building form and public 
space environment.   
 
The intent of this zoning district, combined with the adopted General Land Use Plan 
amendments, would provide a mechanism to achieve coordinated development projects 
with:  
 

• A mix of housing types and prices, including at least five percent of all new 
units as affordable housing on-site; 

• High quality architecture and urban design with building heights that taper 
down toward Wilson Boulevard and the Clarendon Metro station area; 

• Street-level retail uses; 
• Generous sidewalks with street tree plantings and other streetscape 

elements;  
• Public open spaces with public art; 
• Shared parking for visitors and retail patrons; and 
• Mid-block pedestrian walkways and vehicular access. 
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1. By-Right Option:  The new district would include a limited set of uses by-right 
that are not envisioned to conflict with the long-term vision for the East End as a 
pedestrian- and transit-oriented, mixed-use environment and are compatible with 
the surrounding community’s character.  In an effort to enhance the urban 
design character in the East End, even within the realm of by-right development, 
this district, as proposed, includes urban design requirements for by-right uses.  
Requirements would be included for building placement, streetscape, and 
landscaping.  Also, several by-right requirements related to parking and building 
placement are more relaxed than currently required under the “C-2” District, 
which is the district used as the basis for the “MU-VS” by-right requirements.  
Consistent with current practices, development projects would undergo an 
administrative review and approval with the zoning administrator to ensure 
compliance with the by-right zoning regulations prior to receiving any necessary 
building permits.   
 
Under the by-right development option, staff proposes a maximum density of 1.5 
Floor Area Ratio (FAR) and a maximum building height of 45 feet, the same as 
currently permitted in the “C-2” District. 
 

2. Special Exception Option:  The proposed “MU-VS” District also includes use 
permit and site plan development options.  Through these options, development 
would be required to meet the intent, recommendations, and urban design 
guidelines of the 2002 Sector Plan.  Projects would be evaluated, in part, in 
terms of how well they conform to the regulations as set forth in the new “MU-
VS” District and the policy goals of the “Special Coordinated Mixed Use District” 
as shown on the General Land Use Plan including the provision for affordable 
housing and a new street (the subject of another staff report).  As proposed, the 
“MU-VS” would permit certain uses that require a use permit to ensure 
compatibility with the surrounding community character.   

 
The Special Exception process would provide additional opportunities for 
community input as well as fine tuning of development proposals to address 
issues that may not have been contemplated by the sector plan.  
 
• Density:  Under the Special Exception Site Plan requirements, the County 

Board could approve a density increase from a 1.5 FAR to a 4.0 FAR 
consistent with the “Medium Density Mixed-Use” General Land Use Plan 
designation for projects the County Board finds consistent with the East End 
vision as described in the 2002 Sector Plan, including affordable housing, and 
the goals and objectives of the East End “Special Coordinated Mixed Use 
District” on the General Land Use Plan.  The “MU-VS” would also provide 
opportunities to obtain an additional twenty-five (25) percent density, 
resulting in a maximum density of 5.0 FAR, in exchange for additional 
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community benefits such as at least an additional five percent of affordable 
housing.  

  
• Building Heights:  Prescriptive urban design standards contained in the sector 

plan establish the basic physical framework for development in the East End, 
including maximum building heights for each block.  All development projects, 
even those requesting additional density must “fit” within the prescribed 
building height envelope.  To balance the maximum building height envelope 
and the desire to achieve additional affordable housing, projects in the East 
End may preserve or conserve units off site in Virginia Square, including the 
area south of Wilson Boulevard as a means to provide sufficient affordable 
housing.  This is stated in the policy goals and objectives of the “Special 
Coordinated Mixed Use District” on the General Land Use Plan. 

 
• Parking:  Under the Special Exception provision, the proposed “MU-VS” 

district would require shared parking in off-peak hours for the public.  This 
requirement would be used particularly for projects with office development, 
which, by its nature, generates less after-hours use and therefore, could 
provide public parking in off-peak hours.  The new district would require, to 
the greatest extent possible, that the first level of parking garages be made 
available as unreserved, short-term, high turnover parking spaces (on 
average two-hour-parking or less for a minimum quantity of parking spaces).  
In addition, a shared parking management plan would be required to be 
submitted with the site plan application which should identify the quantity of 
unreserved spaces, their location and hours of availability, primary pedestrian 
routes from the spaces to exit points (such as elevators, sidewalks, and 
stairwells), and directional signage on the building exterior identifying 
entrances to the available public parking.  The quantity of unreserved parking 
spaces would not be counted as additional spaces but would be allocated out 
of the total number of required spaces for the project’s residential, retail and 
office uses.  The County Board could approve an amount that is determined 
to be reasonable of unreserved parking to serve visitors, customers and/or 
guests of residential units and commercial retail and office uses.  As a guide, 
a standard is proposed of one-tenth (.1) space per dwelling unit, the quantity 
of parking spaces that are exempted for the first five thousand (5,000) 
square feet of retail and service-commercial uses, and one space per five 
hundred and eighty (580) square feet of any required parking for retail space.  
These spaces are not additional spaces, but would be allocated out of the 
total number of required spaces for the project.  Additionally, staff, with the 
Transportation Commission, will be hosting a parking symposium later this 
year to evaluate the current parking standards countywide and also 
specifically in the Rosslyn-Ballston Corridor.  If, as a result of that symposium 
and further analysis, staff and the community recommend new parking ratios 
that are appropriate for this area of Virginia Square, the proposed parking 
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requirements included in this report may need to be amended and would 
therefore be advertised for additional public hearings by the Planning 
Commission and the County Board. 

 
CONCLUSION:  It is recommended that the County Board adopt the subject Zoning 
Ordinance amendments. 
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Attachment A 
 
ORDINANCE TO AMEND, REENACT, AND RECODIFY ZONING ORDINANCE, SECTION 26 
“C-2” SERVICE COMMERCIAL-COMMUNITY BUSINESS DISTRICTS TO ADD A NEW 
REFERENCE WHEREBY PROPERTIES ZONED “C-2” AND LOCATED WITHIN THE AREA 
DESIGNATED AS “SPECIAL COORDINATED MIXED USE DISTRICT” IN VIRGINIA 
SQUARE ON THE GENERAL LAND USE PLAN MAY MODIFY CERTAIN REQUIRED 
REGULATIONS IN SPECIFIC CIRCUMSTANCES IN ORDER TO 1) FACILITATE THE 
CREATION OF A CONVENIENT, ATTRACTIVE AND HARMONIOUS COMMUNITY; 2) 
PROMOTE THE CREATION AND CONSERVATION OF AFFORDABLE HOUSING SUITABLE 
FOR MEETING THE CURRENT AND FUTURE NEEDS OF THE VIRGINIA SQUARE METRO 
STATION AREA AS WELL AS A REASONABLE PROPORTION OF THE CURRENT AND 
FUTURE NEEDS OF ARLINGTON COUNTY; AND 3) ENCOURAGE ECONOMIC 
DEVELOPMENT ACTIVITIES THAT PROVIDE DESIRABLE EMPLOYMENT AND ENLARGE 
THE TAX BASE. 
 
 BE IT ORDAINED THAT, for properties zoned “C-2” and located within the area 
designated as “Special Coordinated Mixed Use District” in Virginia Square on the 
General Land Use Plan may modify certain required regulations in specific 
circumstances, Section 26. “C-2” Service Commercial-Community Business Districts of 
the Zoning Ordinance, is amended, reenacted, and recodified as follows in order to 1) 
facilitate the creation of a convenient, attractive and harmonious community; 2) 
promote the creation and conservation of affordable housing suitable for meeting the 
current and future needs of the Virginia Square Metro station area as well as a 
reasonable proportion of the current and future needs of Arlington County; and 3) 
encourage economic development activities that provide desirable employment and 
enlarge the tax base: 
 

*  *  *   
6. Any property located within the Virginia Square Metro station area and located 

within the East End “Special Coordinated Mixed Use District” as designated on 
the General Land Use Plan shall have the option either (a) to meet all provisions 
of this Section 26, or (b) to meet all provisions of 26 A., B., C., D., G.1., G.4., 
and G.5 and all provisions of Section 21.C.  

 
* * * 
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Attachment B 
 
ORDINANCE TO ADOPT A NEW ZONING ORDINANCE, SECTION 21 “MU-VS” MIXED 
USE-VIRGINIA SQUARE DISTRICTS TO CODIFY PERMITTED USES, USE LIMITATIONS, 
SPECIAL EXCEPTIONS, AND OTHER REGULATIONS GOVERNING LAND USE IN THE 
VIRGINIA SQUARE METRO STATION AREA WITHIN THE “MU-VS” DISTRICTS IN 
ORDER TO 1) FACILITATE THE CREATION OF A CONVENIENT, ATTRACTIVE AND 
HARMONIOUS COMMUNITY; 2) PROMOTE THE CREATION AND CONSERVATION OF 
AFFORDABLE HOUSING SUITABLE FOR MEETING THE CURRENT AND FUTURE NEEDS 
OF THE VIRGINIA SQUARE METRO STATION AREA AS WELL AS A REASONABLE 
PROPORTION OF THE CURRENT AND FUTURE NEEDS OF ARLINGTON COUNTY; AND 
3) ENCOURAGE ECONOMIC DEVELOPMENT ACTIVITIES THAT PROVIDE DESIRABLE 
EMPLOYMENT AND ENLARGE THE TAX BASE. 
 
 BE IT ORDAINED THAT, for properties located within the area designated as the 
East End “Special Coordinated Mixed Use District” in Virginia Square on the General 
Land Use Plan, Section 21. “MU-VS” Mixed Use-Virginia Square Districts of the Zoning 
Ordinance, is adopted as follows in order to 1) facilitate the creation of a convenient, 
attractive and harmonious community; 2) promote the creation and conservation of 
affordable housing suitable for meeting the current and future needs of the Virginia 
Square Metro station area as well as a reasonable proportion of the current and future 
needs of Arlington County; and 3) encourage economic development activities that 
provide desirable employment and enlarge the tax base: 
 

* * * 
 
Section 21.  “MU-VS” Mixed Use – Virginia Square Districts 
 
The purpose of the “MU-VS” Mixed Use – Virginia Square classification is to encourage 
coordinated mixed-use development of medium-density residential and office 
development within the area of the East End “Special Coordinated Mixed Use District” 
that is designated as “Medium Density Mixed-Use” on the General Land Use Plan in the 
Virginia Square Metro Station Area.   The goals of this zoning classification are (1) to 
provide for residential development that meets the housing goals and policies of 
Arlington County as further set forth in the 2002 Virginia Square Sector Plan; (2) to 
encourage quality residential, office and/or mixed use space; (3) to provide for a 
tapering of heights between higher density residential development and lower density 
residential and commercial uses; (4) to encourage the implementation of urban design, 
streetscape and open space plans and policies; (5) to help achieve the policy objectives 
for increasing locally-oriented retail commercial services; and (6) to achieve superior 
architecture and the best in urban design practice. 
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The following regulations shall apply to all “MU-VS” Districts: 
 
A. Uses Permitted 

1. All uses as permitted in the “C-2” District except that the following uses shall 
not be permitted: 
a. Uses permitted in the “R-6” or “RA-8-18” Zoning Districts. 
b. Any use with a drive-thru window. 
c. Apartment houses or townhouses. 
d. Automobile painting, upholstering, rebuilding, reconditioning, body and 

fender work, truck repairing or overhauling and the like. 
e. Automotive service station, including tube and tire repairing, battery 

charging and storage or merchandise and supplies. 
f. Bowling alley. 
g. Car wash. 
h. Carpet and rug cleaning establishments. 
i. Miniature golf course. 
j. Mortuary or funeral home, including the cremation unit within a mortuary 

or funeral home. 
k. Motor vehicle dealership, sales or rental lot, or storage lot. 
l. Outdoor swimming pool. 
m. Pawnshop. 
n. Plumbing or sheet metal shops. 
o. Printing, lithography or publishing. 
p. Public garage. 
q. Public parking area of more than 20 spaces. 
r. Sign painting shop. 
s. Tire shop. 
t. Trade or commercial school. 
u. Upholstery shop. 
v. Wedding chapel. 

 
B. Special Exceptions 

1. The following uses are permitted, subject to obtaining a use permit as provided 
in Section 36.G, “Use Permits,” for each such use: 
a. Audio visual production studio. 
b. Billiard or pool halls. 
c. Dancing studio. 
d. Food delivery service. 
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e. Health clubs. 
f. Indoor and outdoor skating rink. 
g. Nightclubs and restaurants providing live entertainment, including dance 

halls. 
h. Schools: public and private, elementary and secondary; kindergartens and 

day nurseries. 
2. By site plan approval pursuant to Section 36.H: Residential, office, retail, hotel 

development and/or a mix of those uses are permitted pursuant to the 
regulations set forth in subsection “D” below. 

 
C. Bulk, Streetscape, Landscaping and Parking Requirements 

1. Bulk Regulations 

a. Height Limit:  No building, nor the enlargement of any building, shall be 
hereafter erected at a height of more than forty-five (45) feet. 

b. Density:  The floor area ratio shall not exceed 1.5. 

c. Coverage:  No coverage requirements. 

d. Placement:  Building placement shall be as provided in Section 32.D, 
except that for front yard setbacks, fronting on public streets, no building 
may be closer than fourteen (14) feet from the back of curb.  The location 
of the curb shall be determined by the Department of Public Works (DPW) 
and shown on the civil engineering plan submitted pursuant to 2.c. below, 
and the location of the curb shall be consistent with the Virginia Square 
Sector Plan, the Master Transportation Plan, and subsection 2. below.  

 
2. Streetscape Requirements  

a. The periphery of any site fronting on public rights-of-way shall be 
landscaped from face of curb to face of building by the provision of curb, 
gutter, landscape strip, sidewalk, and street lights according to the design 
standards described below in this subsection and the Landscaping 
standards in Subsection 3. 

b. The zoning administrator may approve the use of a portion of the public 
right-of-way to provide the area needed to fulfill the streetscape 
requirements, when that is consistent with the requirements of this 
subsection and provides uniformity with adjacent sites. 

c. A civil engineering plan shall be submitted to DPW to show the existing 
and proposed curb and gutter location.  The alignment of the curb and 
gutter shall be as shown on the civil engineering plan approved by the 
County Manager, or his designee.  If curb and gutter does not presently 
exist, curb and gutter shall be constructed meeting DPW specifications 
and shall be constructed to tie in with adjacent curb and gutter, or as 
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specified by DPW, to provide a continuous curb wall along each street in a 
uniform manner. 

d. If a building wall is located further from the back of curb than fourteen 
(14) feet, the site area between the back of the sidewalk and the building 
wall shall be designed consistent with the Landscaping standards in 
Subsection 3 and shall not result in a depressed area below, or a raised 
area above, the sidewalk elevation of more than three feet or for a length 
that is more than fifty (50) percent of the length of the corresponding 
property line.   

e. Sidewalks shall be built from the back of curb to a minimum six (6) feet 
clear width, without obstructions, behind a five (5) feet minimum width 
landscape strip with street tree plantings. 

f. Street trees shall be planted as provided in Section 32.A. using species 
designated for street tree use in the Virginia Square Sector Plan.  

g. Sidewalks shall be constructed of pavers or concrete meeting DPW 
specifications. 

h. Any lighting installed on a property shall be pursuant to a lighting plan 
approved by the zoning administrator to ensure that conflicts with 
overhead utilities, driveways, and sidewalks are avoided.  Use of the 
Carlyle-style street light is encouraged. 

i. New building construction or expansion of existing structures or uses shall 
result in no new utility poles, overhead wires or facilities on private 
property or public right-of-way. 

 
3. Landscaping:  Ten (10) percent of each site shall be landscaped in accordance 

with the requirements of Section 32A, “Landscaping,” of the Zoning Ordinance, 
and any other plans or policies approved by the County Board for this area. 

a. The provisions of Section 32A, including subsections A. and B., shall be 
applicable to all uses within the East End “Special Coordinated Mixed Use 
District.” 

b. If surface parking lots are provided, the provisions of Section 32A.B. shall 
apply to all parking areas regardless of the number of parking spaces.  
Surface parking lots shall be screened by evergreen hedges, at least 18 
inches in height at the time of planting and consistent with the Arlington 
Landscape Standards manual, or a 36- to 48-inch-high brick, stone or 
concrete wall. 

 
4. Parking 

a. Parking requirements shall be calculated as specified in Section 33.  
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b. However, to encourage and promote pedestrian-related commercial 
activity in the Metro Station areas, to provide relief for expanding, existing 
commercial uses, and to promote the efficient use of parking spaces in 
the East End “Special Coordinated Mixed Use District”, no parking shall be 
required for commercial uses for the first five thousand (5,000) square 
feet of floor area per main building, except that the following uses shall 
provide all parking that is otherwise required: blueprinting or 
photostating; business college; catering establishment; feed or fuel store; 
frozen food lockers; ice storage house; indoor swimming pools; medical or 
dental clinics and laboratories; motor vehicle sales or storage lots; music 
conservatory or music instruction; plumbing or sheet metal shops; 
printing, lithographing or publishing; public service, including electric 
distribution substation, fire or police station, telephone exchange and the 
like; sign painting shop; tire shop; trade or commercial school.   

c. All restaurants within the “Special Coordinated Mixed Use District” may 
provide parking consistent with Section 33.C.3.a.1.  If a restaurant use 
expands its operations to exceed what is defined in Section 33.C.3.a.1, 
parking shall be provided consistent with b., d. and e. of this subsection. 

d. Up to one hundred (100) percent of any required parking may be provided 
off-site if the said parking spaces are located within a ¼-mile radius of the 
subject site and if a legally binding parking agreement meeting the 
standards of Section 33.C.3.b. is provided to the Zoning Administrator.   

e. No development shall be exempt from parking requirements under this 
subsection 21.C.4. unless it meets the urban design requirements set forth 
in 21.C.1. through 3. above.  Development plans showing such urban 
design shall be submitted for approval by the Zoning Administrator prior 
to any development activity on the site.  

f. On-street parking shall be maximized on each street.  To increase the 
quantity of on-street parking, the quantity of driveway openings shall be 
minimized and shall not exceed more than two (2) per property frontage.  
Driveway openings shall be constructed consistent with the requirements 
of Section 33. 

To the extent that the requirements of Section 33 are not modified or 
otherwise specifically mentioned by this subsection 4, then those requirements 
shall apply. 

 
D. Site Plans 

By site plan approval pursuant to Section 36.H, the County Board may modify the 
regulations of this district in a manner consistent with the following.  Actual types 
and densities of uses to be allowed pursuant to special exception site plan approval 
will be based on the extent to which a proposed Special Exception site plan 
proposed for development or redevelopment meets the standards of this section and 
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accomplishes the policies, recommendations and urban design guidelines contained 
in the 2002 Virginia Square Sector Plan, the East End “Special Coordinated Mixed 
Use District” on the General Land Use Plan, and other plans and policies established 
for the area by the County Board.   

 

1. Density:  Where the County Board finds that a development proposal furthers 
the goals identified in the Virginia Square Sector Plan and the “Special 
Coordinated Mixed Use District” designation on the General Land Use Plan, 
including the goals for affordable housing, it may approve a density of up to 
4.0 FAR.  The County Board may approve up to a further 1.0 FAR if the County 
Board finds that:  

a. Additional affordable dwelling units are being provided to a degree that is 
at least consistent with the goals set forth on the General Land Use Plan 
and in the Virginia Square Sector Plan; and   

b. The development proposal offers important community benefits identified 
in approved plans.  

 
In no event shall application of the provisions for additional density be applied 
to permit a height of more than the building height limits set forth below or a 
density greater than 5.0 FAR. 

 
2. Height, Tapering and Step Back:   

a. Building heights shall taper down from Fairfax Drive to Wilson Boulevard.  
In no event shall the County Board approve a height of more than the 
following, unless as permitted in b. and c. below:  

 
Block 1:  Bordered by Fairfax Drive, Wilson Boulevard, North Lincoln 
Street, and North Kansas Street 

- fronting Fairfax Drive – thirteen (13) stories, or 135 feet 
- fronting Wilson Boulevard – nine (9) stories, or 95 feet 

 
Block 2:  Bordered by Fairfax Drive, Wilson Boulevard, North Kansas 
Street, and North Kenmore Street 

- fronting Fairfax Drive – ten (10) stories, or 105 feet 
- fronting Wilson Boulevard – nine (9) stories, or 95 feet 

 
Block 3:  Bordered by Fairfax Drive, Wilson Boulevard, North Kenmore 
Street, and North Jackson Street 

- fronting Fairfax Drive – ten (10) stories, or 105 feet 
- fronting Wilson Boulevard – nine (9) stories,, or 95 feet 
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Block 4:  Bordered by North Jackson Street, Fairfax Drive/10th Street, and 
Wilson Boulevard  

-  fronting Fairfax Drive, 10th Street and Wilson Boulevard – seven (7) 
stories, or 90 feet, except for penthouses and architectural 
embellishments  

 
b. Penthouses may be permitted above the height limits described above, 

provided that they are set back from the building edge a distance equal to 
their height and the County Board finds that the design of the penthouse 
and surrounding roof area contributes positively to the design of the 
skyline of Virginia Square.  In no event shall the height of a penthouse 
exceed eighteen (18) feet. 

c. Architectural embellishments on buildings within Block 4 and facing Fairfax 
Drive/10th Street or Wilson Boulevard may project above the primary roof 
line a maximum of 25 feet to emphasize the gateway location. 

d. Buildings along Fairfax Drive shall provide a step back of no less than 
fifteen (15) feet from the building wall at a point that is above the third 
story but no higher than forty-five (45) feet, where the overall building 
height is ten (10) stories or more.   

e. Buildings along Wilson Boulevard shall provide a step back of no less than 
fifteen (15) feet from the building wall, above the sixth story. 

f. Buildings shall be designed with ground floor retail space with a floor-to-
ceiling height of at least twelve (12) feet. 

 
3. Unless otherwise approved by the County Board, site plan projects shall meet 

the urban design guidelines stated in the Virginia Square Sector Plan and any 
other plans the County Board has adopted for this area, including, but not 
limited to, the guidelines for: 

 
a. Relationship of Buildings to Streets 
b. Building Size and Site Area 
c. Open Space 
d. Landscaping 
e. Streetscape 
f. Retail Frontage 
g. Roofs and Penthouses 
h. Internal Block Pedestrian/Vehicular Access 

 
4. Parking:  Unless modified by the County Board, parking requirements shall be 

as specified and regulated in Section 33, and as below: 
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a. The equivalent of one (1) off-street parking space shall be provided for 
each dwelling unit, subject to the provisions as specified in d.2 below. 

b. Office and retail parking may be approved at a rate of one (1) off-street 
parking space for each five hundred and eighty (580) square feet of office 
and retail gross floor area.  No parking shall be required for retail and 
service-commercial uses for the first five thousand (5,000) square feet of 
gross floor area per main building except as described below in d.2.  In 
determining the parking requirement for a particular proposal, the County 
Board may consider the adequacy of both a Shared Parking Management 
Plan (SPMP) and a Transportation Demand Management Plan (TDMP) 
proposed for the project. 

c. Hotel: Seven-tenths (0.7) off-street parking space for each guest room. 

d. To ensure shared parking spaces for use by visitors, clients and retail 
patrons in the Virginia Square Metro station area, a SPMP shall be 
submitted as part of the site plan application.  The SPMP shall be 
developed pursuant to the following guidelines: 

(1) The allocation for short-term, high-turnover spaces for use by 
visitors to retail, residential and office establishments in a building 
shall be based on the guidelines below and may be provided out of 
the total overall building parking requirement, if appropriate 
provisions are made in the SPMP for such shared use, on terms 
acceptable to the County Board at the time of site plan approval. 

(2) In commercial and mixed-use buildings (i.e., buildings with at least 
50% non-residential uses by gross floor area (GFA)), or in 
residential buildings (i.e., buildings with 50% or more GFA devoted 
to residential uses) parking on the first level of a parking garage 
shall be provided as short-term, high-turnover spaces for use by 
visitors to retail, residential and office establishments in the 
building and shall be determined based upon the following 
minimum quantities:  

(i) The quantity of parking spaces that are exempt for retail or 
service commercial uses as described in b. above; 

(ii) All retail space parking required as a result of any ground 
floor retail or office space provision in the design at a ratio 
of one (1) space per five hundred and eighty (580) square 
feet of GFA; and,  

(iii) One-tenth (.1) space per dwelling unit shall be provided as 
short-term, high turnover parking; and, 

(iv) The remaining commercially-oriented parking provided in the 
building shall be made available to the public on evenings 
and weekend hours.   
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(3) All of the short term, high turnover and visitor parking provided 
pursuant to this subsection d. shall be located and signed in the 
garage in such a manner as to optimize safe and friendly 
pedestrian access by its users to the retail frontage and building 
cores it is intended to serve. 

(4) Deviations from these guidelines may be approved by the County 
Board upon a satisfactory demonstration of the rationale for such a 
request, supported by such parking demand/transportation demand 
analyses and/or design studies reflecting difficult site conditions 
and/or acceptable alternative parking provision solutions. 
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