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August 27, 2003 

 
TO: The County Board of Arlington, Virginia 
 
FROM: Ron Carlee, County Manager 
 
SUBJECT: 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” districts in “C-2” Districts (and “C-3” 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.  Additional Amendment to Section 31.  Special Provisions, 
adding Subsection 31.A.14 Unified Commercial/Mixed Use 
Development which enacts and codifies regulations for 
developments permitted under Subsection 26.B.21. 

 
RECOMMENDATION: Defer consideration of the subject Zoning Ordinance 

amendments to the October 6, 2003 Planning 
Commission and October 18, 2003 County Board 
meetings. 

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

Business Districts allows by-right development of residential 
townhouses (as permitted and regulated in “RA8-18” 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 owners of “C-2” zoned 
properties have expressed concern with the proposed change. 

 
SUMMARY: A “C-2” working group was formed to evaluate the subject zoning 

ordinance amendment option.  In addition to the working group’s 
efforts, the Zoning Ordinance Review Committee (ZORC) has been 
leading the amendment review process.  A draft version of the 
amended ordinance is near finalization.  The working group and 
ZORC believe that additional public notification and awareness is 
necessary.  The July-August vacation season has made adequate 
community and stakeholder notification difficult.  Deferral to 
October for consideration by the Planning Commission and County 
Board will allow time for community input. 
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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.  In the interim, staff has worked closely with the working 
group and the Zoning Ordinance Review Committee (ZORC) to develop 
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. Several drafts of the proposed ordinance 
have been reviewed by ZORC over the past several months with each successive draft 
drawing nearer to consensus.  In addition to collaborating with the working group and 
ZORC, staff has presented several drafts to the Northern Virginia Building Industry 
Association (NVBIA) and obtained their feedback.  The main issue now posed by 
members of ZORC is the need for additional community notice and feedback.  The 
unavailability of many interested parties during late July and early August has made it 
difficult to coordinate a broader community process.   
 
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 
only be permitted 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 
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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 has gone 
through successive versions over the past several months and ZORC is nearing 
consensus on the amendment.  ZORC members have emphasized the need for proper 
community awareness and input.  Deferral to October will allow adequate time for 
additional community input.  The community process will include direct mailings to 
affected parcel owners of record, notification of all Civic Associations and a web-based 
forum.  The web-based forum is anticipated to be on-line by September 15th.  Mailings 
will immediately follow the posting.  Additionally, efforts will be made to coordinate with 
the Arlington County Civic Federation.  Finally, the proposed ordinance amendment will 
be primary topic of the September 2003 ZORC meeting agenda.  A copy of the 
advertised draft of the Zoning Ordinance amendment is attached.  
 
CONCLUSION:  In order to obtain increased community input, staff recommends 
deferral of this item to the October 6, 2003 Planning Commission and October 18, 2003 
County Board meetings.  
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