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October 9, 2003 
 
TO: The County Board of Arlington, Virginia 
 
FROM: Ron Carlee, County Manager 
 
SUBJECT: Adoption of Zoning Ordinance Amendments:  
 

A. Adopt an Ordinance to Amend Section 26. “C-2” Service 
Commercial-Community Business Districts, Subsection 26.A.1. Uses 
Permitted, to amend, reenact and re-codify zoning provisions 
deleting uses permitted by reference to “RA8-18” Apartment 
Dwelling Districts in “C-2” Districts (and “C-3” General Commercial 
Districts, by reference) and adding Subsection 26.B.21. Special 
Exceptions, to offer a use permit option for mixed-use development 
within “C-2” Districts.   
 
B. Adopt an Ordinance to amend Section 31.  Special Provisions, 
adding Subsection 31.A.14 Unified Commercial/Mixed Use 
Development that enacts and codifies regulations for developments 
permitted under Subsection 26.B.21. 

 
RECOMMENDATION: Defer consideration of the subject Zoning Ordinance 

amendments to the November 15, 2003 County Board 
meetings. 

 
ISSUE:  The current language for “C-2” Service Commercial – Community 

Business Districts allows by-right development of residential 
townhouses and apartment houses (as permitted and regulated in 
“RA8-18” Apartment Dwelling Districts).  There is concern in the 
community that excessive by-right development of residential 
townhouses in areas that are planned as community business 
districts will erode the commercial service level in those areas of 
the County.  Some members of the development community have 
expressed concern with the proposed change. 

 
SUMMARY:  After several months of analysis, staff, with input from a “C-2” 

working group, the Zoning Ordinance Review Committee (ZORC) 
and other interested parties has drafted a proposed Zoning 
Ordinance text amendment for “C-2” Districts.  The amendment 
would delete the reference to “RA8-18” and would provide a 
Special Exception Use Permit option for mixed use development 
which would include residential uses but insure that minimum 
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levels of commercial service would be maintained.  Development 
under this Special Exception Use Permit Option will be referred to 
as Unified Commercial/Mixed Use Development.  The proposed 
Unified Commercial/Mixed Use Development regulations are 
intended for developments in areas that do not have other area 
specific tools in place.  Therefore these proposed regulations would 
not be applied to “C-2” or “C-3” properties located in areas such as 
the Columbia Pike Special Revitalization District, the Clarendon 
Revitalization District and the Lee Highway Cherrydale Special 
Revitalization District.  The proposed Zoning Ordinance 
amendments are consistent with the goals of the General Land Use 
Plan and other planning policy documents.  The proposed 
amendment reinforces the land use pattern established by the 
General Land Use Plan and encourages pedestrian scale mixed use 
development.  A number of Civic Associations have yet to provide 
comment on the proposed changes.  Deferral of this item until 
November will allow additional time for public comment. 

 
 
 
BACKGROUND:  A “C-2” working group composed of representatives from various 
departments as well as members of the Zoning Ordinance Review Committee (ZORC), 
the Long Range Planning Committee (LRPC), and the Small Business Task Force (SBTF) 
was formed in fall 2002 to review elements of the Columbia Pike Form Based Code and 
issues pertaining to the “C-2” district including by-right residential development.  This 
item was scheduled to come before the Arlington County Board in November of 2002.  
During that time period staff efforts were focused on development and implementation 
of the Columbia Pike Form Based Code and at the November 16, 2002 meeting the 
County deferred consideration of any general changes to the “C-2” section of the 
Zoning Ordinance.   
 
The “C-2” working group was reconvened in March 2003 to continue the development 
of a proposed Zoning Ordinance amendment.  Previously, the working group had been 
investigating the use of a Special Exception Site Plan option in place of the by-right 
“RA8-18” reference currently in the ordinance.  Beginning in March, the working group 
began looking at a Special Exception Use Permit as a more effective alternative.   At the 
request of the working group, staff asked the County Board for a deferral of this item in 
May 2003.  At the May 17, 2003 meeting, the County Board deferred this item to the 
September 13, 2003 meeting.  An additional deferral was requested at that time and 
County Board deferred the item to October 18, 2003.  In the interim, staff has worked 
closely with the Zoning Ordinance Review Committee (ZORC) to finalize 
recommendations for a Special Exception Use Permit option within “C-2” zoning districts 
to ensure that commercial service levels are maintained while allowing mixed-use 
development according to certain criteria.  Additionally, staff has notified all property 
owners of record as well as civic associations and other community groups of the 
proposed amendment.  Furthermore, information has been posted on the County’s web 
site.  On October 6, 2003 the Planning Commission recommended approval of the draft 
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zoning ordinance amendment.  Since that time, the need for additional public input has 
been raised.  Deferral to November 15, 2003 will allow time for that input. 
 
DISCUSSION:  The proposed Zoning Ordinance amendment referenced above would 
remove townhouse and apartment development from the allowed by-right uses in the 
“C-2” Service Commercial – Community Business Districts and the “C-3” General 
Commercial Districts and provide for a new Special Exception Use Permit Option for 
these residential uses.  Currently, Subsection 26.A.1. of the Zoning Ordinance allows 
townhouse and apartment development in the “C-2” and the “C-3” Districts, by-right, 
through reference to uses permitted in the “RA8-18” Apartment Dwelling Districts, 
which allows up to 36 dwelling units per acre.  If the proposed amendment is adopted, 
the reference to “RA8-18” in 26.A.1 will be deleted and residential development would 
be permitted only by use permit as part of a Unified Commercial/Mixed Use 
Development.  Unified Commercial/Mixed Use Developments would be required to 
provide a minimum level of commercial development (.4 FAR) as part of a larger project 
(maximum total FAR = 2.0).  Additionally, Unified Commercial/Mixed Use Development 
projects would have various regulations relative to building placement and form.  These 
regulations would be outlined in Subsection 31.A.14.  The goal of these regulations is to 
allow creative, site specific solutions for C-2 properties which maintain a minimum 
commercial service level and provide opportunities for small and local businesses as 
well as opportunities for affordable housing.  The proposed amendment was 
recommended for approval by the Planning Commission on October 6, 2003. The 
Planning Commission highlighted the value of public input at that time.  Deferring this 
item to November 15 will allow for additional input. 
 
CONCLUSION:  In order to obtain increased community input, staff recommends 
deferral of this item to the November 15, 2003 County Board meetings.  


