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Form Based Code Amendments  
N-FBC: Regulating Plan adjustments at Columbia Grove  
FBC: Hotel Parking Ratios, Bicycle Parking Ratios, Clear Heights 

Staff is currently evaluating four amendments to the commercial centers Form Based Code 
(FBC) and the Neighborhoods FBC (N-FBC).   
 
1. N-FBC: Regulating Plan Adjustments @ Columbia Grove  
Issues to be resolved:  Two issues were examined for this site: A) the limits of the Resource 
Protection Area (RPA) on the east side of S. Frederick Street and its impacts to the buildable 
area and B) the limits of Bonus Height area on the west side of S. Frederick Street. 
 
Discussion and Recommendations: 
A. Resource Protection Area:  After adoption of the N-FBC in 2013, the property owner field 

surveyed the limits of the RPA and verified those areas with County staff.  Based on the 
updated information, a portion of the Columbia Grove property is within the RPA.  The 
RPA includes land within 100’ of the open stream, and any abutting land with a slope of 
25% or more.  The RPA reduces the amount of buildable area on the site, and has an 
impact on the type of improvements that can occur in the proposed Mini-Park. 

 
Generally speaking, new development should not be constructed within a RPA and may 
not increase the impervious area already existing within the RPA or encroach closer to the 
stream.  Some exceptions are possible, which may require review by the Chesapeake Bay 
Ordinance Review Committee.  However, mitigating design features may be needed to 
improve the overall quality of the RPA.   
 
Based on this new information, staff proposes to move the Required Building Line on the 
east side of S. Frederick Street so that any future buildings and sidewalk/tree lawn 
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adjacent to the building would be outside of the RPA.  This change will reduce the 
buildable area and increase the space to be dedicated as a future Mini-Park.   
 
Staff, working with the property owner, evaluated whether a mini-park could be 
constructed within the RPA, and include the potential amenities specified in the N-FBC for 
these spaces, or whether the space should be changed to a “preserved natural” area.  
Several of the permitted amenities specified in the N-FBC do not require structures or 
impervious surfaces and therefore would be permitted in the RPA.  Other amenities, 
notably public trails, are specifically identified by the Chesapeake Bay ordinance as 
permitted RPA uses.  Amenities that may require structures or impervious surfaces (i.e. 
courts, shelters, some playgrounds), could also be located within the RPA so long as the 
impervious area is not increased above the existing amount of impervious area (i.e. two 
existing buildings that would be removed with redevelopment) and the amenities are not 
placed closer to the stream.  For these reasons, staff recommends maintaining the mini-
park requirement, expanding its boundary to the edge of the RPA boundary, and 
designating the steep slope portion of the RPA as “preserved natural area” (see exhibits).  
The Required Building Line would be set back 16 feet from the RPA and future mini-park 
in order to achieve the required sidewalk and tree lawn between the building and mini-
park. 
 

  
Columbia Pike/North 
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B. Bonus Height Areas: During the process to develop the N-FBC, staff examined the future 
street and alternative street alignment planned for this property, west of S. Frederick 
Street.  The alignment shifted several times during that process to account for phased 
development, provision of feasible buildable areas, and to take advantage of the flat 
portion of the site for a future street connection.  The limits of the bonus height area 
were not changed during that time, although in hindsight should have been adjusted.  As 
part of the Neighborhoods Area Plan process, the bonus height areas were originally 
intended to be situated in the low portion of the site, which is closest to Columbia Pike 
and the Carlyle Condominium property, farther from the low-density, single-family 
neighborhood.   
 
Staff recommends adding a small portion of the buildable area abutting the planned 
street (to the north) to the area eligible for bonus height (see exhibits). Like the existing 
bonus height area, this small area is situated in the low-lying portion of the site, and 
therefore the heights would have less impact on the adjacent development.  It is also 
located across S. Frederick Street from another part of the site planned for potential 
bonus height.  This area is away from single-family development, and would be buffered 
by development planned for up to six stories in height on the south side of the planned 
street.  Staff does not anticipate negative impacts to other development on the property 
or the surrounding areas if the limits of the bonus height are increased to include the 
small portion of land north of the planned new street.  This change will also provide for 
more efficient floor plates and could increase the amount of affordable housing provided 
on site (see exhibits). 
 

Current Regulating Plan (Western Pike)   Proposed Regulating Plan (Western Pike)  
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2. FBC: Hotel Parking Ratio   
Issue to be resolved:  To provide a parking ratio for hotel uses.  

 
Discussion and Recommendations:   
A. Base Parking Ratio:  Based on feedback from an existing hotel operator on Columbia Pike (Days 

Inn) who has interest in development of a new hotel using the FBC, staff is pursuing an 
amendment to the FBC.  The owner, along with additional feedback from other hotel operators 
and developers, indicated that the lack of a specific parking ratio for hotels and applying the non-
residential parking ratio requirement instead would discourage hotel development.   
 
The FBC did not establish a specific parking ratio for hotel use when originally written and 
adopted.  Therefore, when developing hotels with the FBC, hotels are required to apply the non-
residential parking ratio which requires a minimum of 1 shared space for public/visitors for 1,000 
square feet of GFA.  If reserved parking is requested, additional parking would be required, up to a 
maximum of 1 space/1,000 square feet of GFA.  This requirement to provide shared parking is 
problematic since no spaces could be dedicated to the hotel use on a full time basis, and a 
developer would have to build additional spaces for the hotel guests.  A development project 
could potentially construct up to 2 times as many spaces as needed which would likely exceed the 
actual parking demand.   
 
At the time the FBC was created and adopted, much of the focus was on achieving regulations to 
support the preferred form of development and signaling locations for ground story retail.  It was 
thought at that time, most of the upper story space would be occupied by residential or office 
uses.  Less attention was given to hotel.  However, staff believes that a new hotel along the 
corridor would be a beneficial addition to the mix of uses by support existing businesses and 
attracting visitors.  In order to help stimulate hotel development – possibly redevelopment of the 
existing Days Inn hotel at S. Highland Street – staff contends that the parking ratio should be 
revised to one that more closely matches with hotel parking ratios in other zoning districts in 
order to avoid over-building the supply of parking. 
 
The ACZO includes a by-right parking ratio for hotel uses of 1 space per 1 guest room.  Other 
zoning districts, typically used with special exception site plan projects, require hotel parking 
spaces on a per guest room basis, ranging from 0.5 to 1 space per hotel guest room:    

 C-O (0.7 space/room);  

 C-O Rosslyn (0.7 space/room);  

 C-O-A (1 space/room);  

 C-O Crystal City (0.5 space/room);  

 C-TH (1 space/room); and  

 C-3 (0.7 space/room). 
 
The County Board has approved parking ratios lower than the by-right requirement for several 
hotel projects: 

 Shirlington: 0.54 space/room dedicated solely for hotel use (a ratio of 1.02 space/room is 
provided with combined spaces dedicated for hotel use and shared/public use); 

 Waterview: 0.5 space/room 

 Courthouse: 0.5 space/room 

 Founders Square: 0.58 space/room  

 Ballston Westin: 0.7 space/room 



 

7.10.14 | 5 
 

 Crystal City Marriott Residence Inn & Renaissance:  0.7 space/room  
 
Staff proposes to create a new parking ratio for hotel uses in the FBC, using a space per guest 
room basis.  Based on the availability of existing bus and future streetcar service along Columbia 
Pike, and proximity to Metro stations and Reagan National Airport, staff is proposing a ratio in the 
range of 0.5 – 0.7 spaces per guest room.  Staff will be refining the recommendation based on 
further input from ZOCO and others, including developers and hotel owners/operators.  In 
addition to the base parking ratio, staff is proposing to require an additional amount of parking of 
0.125 space per guest room for visitor/public parking.  This additional parking is consistent with 
the existing FBC regulations and may support other visitors to the hotel, support retail, or support 
additional uses nearby.  The recommended parking ratio for hotel uses could be between 0.625 
space per guest room and 0.825 space per guest room.   

 
For example, a proposed hotel with 150 rooms, assuming 750 square feet of GFA/room, would 
have the following parking requirements for the hotel use: 

 150 hotel rooms (assuming 
750 GFA/room)  
(112,500 sq ft) 

Shared Spaces  Reserved Spaces Total Spaces 

Existing 
Ratio 

1 Shared space / 1,000 
square feet  

 113 spaces   Up to 113 
additional spaces 
permitted  

113 (shared) up to  
226 (shared & 
reserved) spaces 

Proposed 
Ratio 
Options 

0.825 space / hotel room 
(incl. 0.7 res space/room + 
0.125 shared space/room) 

 19 spaces   Min. 105 spaces  Min. 124 spaces 

0.625 space / hotel room 
(0.5 res space/room + 0.125 
shared space/room) 

 19 spaces   Min. 75 spaces  Min. 94 spaces  

 

B. TDM and Conference/Meeting Rooms: 
TDM: Staff is evaluating two other aspects related to the base parking ratio, including: 1) potential 
transportation demand management elements in tandem with the proposed requirement and 2) 
what ratio may be required if conference facilities are provided with a new hotel. 
 
Regarding TDM, staff is exploring the idea of requiring approval of a parking management plan for 
any new hotel development.  The PMP would describe how taxi-cabs, shuttles, valet parking, off-
site parking, or other travel options would serve the hotel guests and employees and help to 
minimize potential impacts from a parking ratio that is less than 1 space per guest room.  These 
strategies have been applied to some hotel projects.   
 
Conference/Meeting Rooms:  Regarding conference rooms, staff examined how conference and 
meeting rooms are handled in other zoning districts, and suggests that a similar methodology 
could be used in the FBC.  Hotel conference areas or meeting rooms are considered accessory use 
to the hotel and, under the ACZO do not specifically require additional parking spaces.  However, 
because hotels are typically approved by site plan, staff would have an opportunity to evaluate the 
proposed hotel program including the quantity and scale of accessory uses, the intended users 
and frequency of use, and surrounding context in order to assess the proposed transportation and 
parking elements.  For example, two hotels approved in Crystal City include banquet rooms and 
the PDSP required parking for that particular use at a ratio of 3 spaces per 1,000 square feet for 
any square feet in excess of 10,000 square feet. 
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On Columbia Pike however, staff expects 1-2 new hotels, including replacement of one existing 
hotel, but does not expect new hotels would propose large conference or meeting rooms to 
attract non-hotel guests.  This is based on feedback from a current hotel operator on the Pike that 
is interested in developing a new hotel and also staff’s expectation that any new hotels with 
substantial conference/meeting rooms would typically be located in the Metro corridors.  
Therefore, staff is recommending that any proposed hotel that includes conference room facilities 
(of a certain threshold and intended for use by hotel and non-hotel guests/customers) require a 
use permit.  This would allow for additional staff review of the proposed hotel program and 
assessment of the transportation and parking plans, any potential impacts, and possible mitigation 
measures.   

 
Commercial Centers FBC – Parking regulations: 

III.B.4.C  1 

* * * 2 

2. A minimum of one space per 1,000 square feet of non-residential Gross Floor Area (GFA), 3 

except hotel uses, shall be provided as SHARED PARKING; there are no set maximum limits on 4 

SHARED PARKING.  New on-street parking spaces created in conjunction with the 5 

development, which did not previously exist, may be counted toward the minimum 6 

requirement for SHARED PARKING.  Any limitations on the SHARED PARKING (time limits or 7 

hours of the day) shall be subject to approval by the Zoning Administrator which shall be given 8 

upon a finding that at least 12 hours of public parking are provided in any 24-hour period and 9 

that at least 8 of those hours are provided during either business or nighttime hours 10 

depending on whether the Zoning Administrator determines that the primary public use will 11 

be for commercial or residential uses. 12 

3.  A minimum of [0.625 to 0.825] space/unit for each hotel guest room of which a minimum 13 

of 0.125 parking space per hotel guest room shall be provided as SHARED PARKING.  There are 14 

no maximum limits on SHARED PARKING.  15 

 

3. FBC: Bicycle Parking Ratio 
Issue to be Resolved:  The bicycle parking ratio for retail uses currently adopted in the FBC 
incorrectly inverts the ratios for employees and retail customers.  Also, the ratio should be 
tiered depending on the amount of retail GFA proposed in the project.  This latter component 
should be added to both the commercial centers FBC and the Neighborhoods FBC. 
 
Discussion and Recommendation:  When the FBC was amended in 2010, staff proposed 
changes that would mirror the bicycle ratios applied for site plan projects.  The proposed ratio 
for retail uses should have been adopted as follows:   

 For retail uses, the developer must provide 1 visitor/customer parking space per 5,000 
for the first 50,000 square feet of retail GFA; and 1 additional visitor space per 12,500 square 

feet of GFA, or portion thereof, of additional retail GFA, and 1 employee bicycle parking 
space per 25,000 square feet of GFA. 

 
If DES undertakes further study of these ratios in the future for site plan and other use permit 
projects, staff would also evaluate the implications of those changes for FBC projects and 
likely recommend the same requirements for FBC projects.   
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Commercial Centers FBC – Parking regulations: 1 

III.B.4.E. 2 

* * * 3 

3. For retail uses, the developer must provide 1 employee bicycle parking space per 5,000 4 

25,000 square feet of GFA and 1 visitor/customer bicycle parking space per 25,000 5,000 5 

square feet of GFA for the first 50,000 square feet of retail GFA; and 1 additional visitor space 6 

per 12,500 square feet of GFA, or portion thereof, of additional retail GFA. 7 

 8 

Neighborhoods FBC 9 

802.B.3:  For retail uses, the developer shall provide a minimum of 1 employee bicycle parking 10 

space per 25,000 square feet of GFA and 1 visitor/customer bicycle parking space per 5,000 11 

square feet of GFA for the first 50,000 square feet of retail GFA; and 1 additional visitor space 12 

per 12,500 square feet of GFA, or portion thereof, of additional retail GFA.13 

 
 
4. FBC: Clear Heights 
Issue to be resolved:   To remove conflicts with the Building Code when meeting the FBC Clear 
Height requirements.  Clear Height is the interior space measurement from finished floor to 
finished ceiling. 
 
Discussion and Recommendation:  During the planning for the N-FBC, it was raised that the 9 
foot Clear Height requirement in the commercial centers FBC poses problems for meeting 
Building Code requirements for insulation and separation within the structural space when 
using standard construction materials.  When this is applied in wood frame construction the 
resulting Clear Height is reduced by approximately 1” – 2” unless custom-sized lumber is 
used.  In preparing the FBC, the intent was to achieve quality buildings and living spaces, 
therefore, Clear Heights taller than the minimums set in the Building Code were established 
(Building Code minimums are typically 7’-6” for residential uses).  It was not intended that all 
wood-frame buildings would be required to use custom building materials.  In order to avoid 
conflicts with the Building Code requirements and reduce the need for custom construction 
materials the Clear Height requirement was reduced from by 2 inches from 9’ to 8’-10” in the 
adopted N-FBC.  Staff proposes applying this same reduction to the commercial centers FBC. 
 
Commercial Centers FBC – Building Envelope Standards: 1 

B.1. Main Street Sites:  Upper Stories Height (pg. 4.2)  2 

- At least 80 percent of the upper STORIES shall each have at least a 9 foot 8’-10” clear 3 

(floor to ceiling) height and a minimum 10 foot clear height for the uppermost STORY. 4 

C.1 Avenue Sites: Upper Stories Height (pg. 4.4) 5 

- At least 80 percent of the upper STORIES shall each have at least a 9 foot 8’-10” clear 6 

(floor to ceiling) height and a minimum 10 foot clear height for the uppermost STORY. 7 

D.1 Local Sites: Ground Story Height (pg. 4.6) 8 

- The GROUND STORY shall have at least 9  8’-10” feet in clear height for at least 80 9 

percent of its area.  The GROUND STORY of LIVE-WORK development shall have at 10 

least 12 feet clear height for a depth of at least 1/3 of its floor area contiguous to each 11 

frontage adjacent to an RBL. 12 

 13 
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D.1 Local Sites: Upper Stories Height (pg. 4.6) 14 

- All STORIES shall have at least 9  8’-10” feet in clear height for at least 80 percent of 15 

their area.   16 

E.1 Neighborhood Sites: Ground Floor and Second Story Height (pg. 4.8) 17 

- The GROUND FLOOR STORY and second STORIES shall have at least 9  8’-10” feet in 18 

clear height for at least 80 percent of the area of the particular STORY.  19 

E.1 Neighborhood Sites: Upper Stories Height (pg. 4.8) 20 

- Each STORY above the second STORY shall have at least 8 feet 8 inches in clear height 21 

for at least 80 percent of its area. 22 

-  
  


