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HOUSING CONSERVATION DISTRICT ADVISORY GROUP (HCDAG) 

MEETING SUMMARY- July 25, 2018 

 

HCDAG Members in attendance: Nancy Iacomini, Ralph Johnson, Michelle Horwitz Cornwell, Kirit 
Mookerjee, Michelle Winters, Bob Bushkoff, Ben Stoll, Sherry Frear 

Staff present: Richard Tucker, Russell Danao-Schroeder, Natasha Alfonso-Ahmed, Melissa Danowski, 
Jennifer Smith, Cynthia Liccese-Torres, Leon Vignes, David Cristeal 

Welcome and Reconvene: Richard Tucker started the meeting with a pun about 'trickling' reflective of 
the downpour of rain experienced that night. Richard introduced himself to the group as the new 
planning lead. He informed the group that the goal of the meeting is to check-in and receive feedback 
about some of the preliminary ideas about height, the proposed approval process, and parking. 

Review of HCD Goals: Richard Tucker reminded the group that staff is in the process of developing a 
range of tools, focused on preserving affordability and maintaining community character (multi-family).  
The staff analysis will include assessing height, neighborhood context, transportation network, zoning 
regulations and schools. Staff is working on a feasibility analysis, developing site development scenarios 
and how to streamline the review process. 

Preliminary Staff Recommendations for Height and Building Typologies w/in HCD:  

Natasha Alfonso-Ahmed provided an overview that staff is analyzing existing conditions and have begun 
work on testing various infill, partial or full redevelopment scenarios on sample sites. She described the 
8 existing building typologies in the HCDs and the characteristics of each of these. Staff compiled a set of 
potential building typologies for the HCDs which include 4 additional building types, some of which 
could also help promote the Missing Middle. They include Cottages, Acessory Dwelling Units, Mansion 
House Apartments, and Tower Apartments. The goals are to promote a variety of building types to 
provide more choices for affordable housing, to determine which typologies are appropriate in each 
HCD, to enhance the character of the HCDs and to promote height compatibility and transitioning.  

Nancy Iacomini mentioned that ZOCO has recently looked at how home modifications could be made on 
non-conforming lots in R2-7 zones without requiring variances. It was then mentioned that single family 
homes in RA districts still would need a variance because they are non- conforming. Nancy Iacomini 
asked if the goal for RA zones was to try to eliminate single-family options or stay silent on them.  
Natasha Alfonso-Ahmed mentioned there are not many single-family properties inside HCDs. Jennifer 
Smith mentioned the single-family homes in RA zones are inconsistent, but diversity of housing types is 
important, so it’s an open question to continue to allow for and expand this use.  Staff is considering 
allowing  interior renovations as a matter of right, and the question is whether single-family homes 
could expand outward through additions, which will be discussed as part of the HCD analysis.  

Michelle Winters asked if mansion houses and tower apartments would be non-conforming.  Staff 
explained they are part of a menu of options. Nancy Iacomini asked if we can do these today? Natasha 
Alfonso-Ahmed explained we would have to adapt the semi-detached use but we can allow these types 
to be permissible in HCDs. Jennifer Smith mentioned they are expanding existing policy documents and 
can fix zoning barriers if there are any. Michelle Winters suggested that the term "tower" apartments 
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could be problematic and would advise using an alternative name such as  “pedestal” or “podium” 
apartments.  

Natasha Alfonso-Ahmed then described the height analysis noting that factors still to be evaluated such 
as considerations for properties on the HRI, transportation, schools, etc. She explained the existing 
zoning and permitted heights in Westover. Kirit Mookerjee asked if they are just talking about height? 
Noting that there is a question of character where [townhouse] buildings with the 4 stories go right up 
to the street unlike garden apartments with green space and are set further back. Staff responded that 
the discussion today is only looking at height but that setbacks will be addressed in the future.  

Bob Bushkoff asked if going up another story from what was on the ‘preliminary idea’ maps is a 
possibility. It was asked if recommendations for Westover Apartments is will be filled in with 
recommended heights, and Russell Danao-Schroeder mentioned that this area is under consideration for 
designation as a local historic district and that staff will be coordinating with Historic preservation staff. 
Cynthia Liccese-Torres added the HALRB wanted to see how the HCD process unfolds before making 
recommendations on a local historic district designation. Nancy Iacomini added each historic district can 
be tailored with their own guidelines.  

Bob Bushkoff asked if there will be incentives to consolidate a block. It was asked where potential open 
space was.  Staff explained they are not necessarily planning for consolidation but are looking at factors 
such as proximity to arterial roads and edges. Nancy Iacomini commented it is ironic that on one site 
that could be designated as a historic district it looks to be targeted for a road and only tiny pieces of 
green space. Richard Tucker mentioned staff understands the issue with historic designation, but setting 
this aside for now, this site could be ideal for the heights shown on the map. Michelle Winters 
commented a street through the site was presumptuous. Russell Danao-Schroeder suggested staff can 
add notes for desired connectivity instead of placing these features on the map.  Nancy Iacomini 
suggested height  - expressed as maximum feet - be associated with the number of stories. 

Staff then moved to focus discussion on the Penrose area analysis. Michelle Winters asked if the green 
space placement was illustrative or intentional. Richard Tucker mentioned it is a concept for discussion. 
When there is infill development, existing green space needs to be recaptured. The maps do not mean 
green space should be exactly as shown in the map, but is meant to capture the idea of adding green 
space. Nancy Iacomini mentioned more heights does not necessarily mean more units and if it is 
possible to combine lots instead of only adding height.  Natasha Alfonso-Ahmed mentioned you may 
need to go up to 4 stories to accommodate units on certain sites.  

The last sample area presented was Spout Run/Lyon Village/North Highlands West between Lee 
Highway and Route 66. Natasha Alfonso-Ahmed mentioned that the Lee Highway planning study could 
also address concepts being presented for Spout Run and Jennifer Smith commented that while staff are 
looking at height, we are trying to get sense of other objectives as well. Michelle Winters asked when 
and how will you get streets if it does not go through a site plan process. Staff commented generally 
what is being proposed is something less than what can be achieved through site plan but more than 
can be achieved by-right.  
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Zoning Incentives/Review Process for HCDs: Richard Tucker provided an overview of the possible 
review process for various development options through the HCD outlining either administrative review 
or use permit depending on the type of development and the HRI designation. It was asked if HRI sites 
are subject to HALRB review currently.  Richard Tucker responded that said yes, it is consistent. Jennifer 
Smith added if a special exception is requested for an HRI site it requires HALRB review by policy. Nancy 
Iacomini commented use permit does not typically include community meetings. Jennifer said staff is 
still considering the process.  The Form Based Code use permit applications go to the Form Based Code 
Advisory Working Group and the Planning Commission. There would need to be a way to have 
community review and discussion. Bob Bushkoff commented that if the HCD recommendations are 
essentially form based, the Form Based Code could be a model for these recommendations. Jennifer 
Smith commented this is not a Form Based Code in the way we are typically familiar with it (Columbia 
Pike) but we may use a set of guidelines that can be used to facilitate community and County Board 
review.  

Parking Regulations: 

As part of an open dialogue, staff asked whether tenants expect off-street parking. Ralph Johnson said 
yes, but there is less demand than there used to be for certain properties.  Others mentioned that their 
apartment complexes give out permits for off-street parking, but it does not guarantee a space. It was 
mentioned Sheffield Court has essentially one space per unit and residents cannot park on the street. 
Bob Bushkoff commented that the parking provided depends on how you want to manage the property.  

It was mentioned that some property owners do not charge for parking. Bob Bushkoff mentioned that 
the Cherry Hill apartments under construction will have a number of parking spots per unit. However, 
their business model is to provide more parking rather than less. Cherry Hill will have 260 underground 
parking spaces for about 93 units and plan to charge for parking. That development will include about 
70% 3-bedroom units.  If tenants are roommates that typically means each household will have more 
than one car.  

Kirit Mookerjee commented the Westover street parking is not regulated but that is not the case in 
other districts. With recent townhome development, street parking has become more available (since 
townhouses typically have off street parking). 

Ralph Johnson commented there are a number Wakefield residents who don't have cars, but residents 
at properties located further away from the Metro would likely want to own a car. For Sheffield Court 
parking options (lower minimum parking ratios) would be helpful since it is closer to Metro. However, it 
was acknowledged some residents still want to own a car, even if within walking distance from Metro.  

Michelle Winters commented that lower minimums give the option for flexibility and the developer can 
determine the amount of parking that is needed.  Bob Bushkoff wants to be careful because some 
developers want to build more parking instead of less. Finding financing for buildings that may have less 
parking did not seem to be a major issue for the group, since development is happening elsewhere in 
the metro area with even lower parking ratios than Arlington. It was acknowledged some parking 
regulations/recommendations may not be used until further into the future, but flexibility is a good 
thing.  
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It was mentioned shared parking would be a good option and could be done with a reciprocal easement. 
Staff asked for thoughts on diagonal street parking. It was mentioned it could be feasible for certain 
sites, but many sites are too small for diagonal street parking. There could also be resistance from single 
family homeowners to open zoned parking to multifamily residents.  

For infill developments it was mentioned that the County should offer flexibility on parking. Small sites 
are more limited, but parking on-site for the existing units should be grandfathered and it should not be 
made too challenging to fix an old parking lot.  

Richard closed meeting by saying staff will refine ideas and synthesize input and continue to look at 
tools. Staff hopes to do community outreach in the fall and work towards final recommendations in 
early 2019. 

Jennifer Smith then asked for last comments from the group. The comments include: 

• Regarding the tenant perspective, the goals are shared however there is skepticism the tools will 
achieve the goals.   

• Desire to think about the benefit of adding height and more units to achieve the goals. 
•  There may be too little height recommended to be feasible. The heights could result in 

“bumping up” the development rather than complete redevelopment. It may not be worth it to 
add a story and would likely run into structural problems. Need to make sure the economics 
work. 

• It was encouraging to see how the public open space may fit in the designated areas, from an 
urban forestry perspective.  

• Need to have a mechanism for owners to sell density to preserve the existing units. There must 
be a mechanism so property owners can afford to make renovations and preserve the building. 

• There is surprise at the level of site specific planning occurring. It seems like staff is essentially 
producing 12 small area plans and there is concern of the pace. It was thought heights would be 
shown in a table instead of seeing it on a map.  

• The incentives need to be enough for developers/owners or they will not bother applying.  
• It is understood heights may be needed in some areas, but cautions what community members 

(outside of the HCD advisory group) might say. 

The meeting ended at 9:20. 

 

  


