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ARLINGTON COUNTY, VIRGINIA 

County Board Agenda Item 
Meeting of October 20, 2018 

DATE:  September 27, 2018 

SUBJECT:  ZOA-2018-01 Amendments to the Arlington County Zoning Ordinance (ACZO) 
§16, Nonconformities, specifically §16.1, Nonconforming Lots and §16.2, Nonconforming
Buildings and Structures to clarify provisions for nonconforming lots, expand the number of
zoning districts in which nonconforming dwellings may make interior and exterior alterations
and expansions, and to make other editorial amendments for organization and clarity.

C. M. RECOMMENDATION:

Adopt the attached ordinance to amend, reenact and recodify the Arlington County 
Zoning Ordinance (ACZO) §16, Nonconformities, specifically §16.1, Nonconforming 
Lots and §16.2, Nonconforming Buildings and Structures to clarify provisions for 
nonconforming lots, expand the number of zoning districts in which nonconforming 
dwellings may make interior and exterior alterations and expansions, and to make other 
editorial amendments for organization and clarity, as shown in Attachment A.  

ISSUES:  This is a Zoning Ordinance amendment to address issues associated with provisions 
for nonconforming lots and nonconforming one- and two-family dwellings that currently restricts 
certain types of changes to existing buildings and thus limits reinvestment efforts. No issues have 
been identified as of the date of this report. 

SUMMARY:  Staff recommends amending §16.1 and § 16.2 of the Arlington County Zoning 
Ordinance, Nonconforming Lots and Nonconforming Buildings and Structures. The proposed 
changes have been developed to address difficulties for homeowners created by the existing 
zoning regulations with making interior structural alterations and exterior additions and 
expansions in nonconforming one- and two-family dwellings located in districts other than one-
family zoning districts. 

Specifically, this amendment would permit nonconforming one- and two-family dwellings in the 
R2-7 Two-Family and Townhouse Dwelling District to make expansion and additions as a 
matter of right with approval by the Zoning Administrator (i.e., by-right), however retaining the 
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gross floor area cap on additions (i.e. 50 percent of the floor area contained in the existing 
building or structure as of July 15, 1950) to two-family dwellings nonconforming in height or lot 
area. This amendment would also permit nonconforming one- and two-family dwellings in the 
currently excluded R districts (R15-30T, R10-T) and all RA districts to make structural interior 
alterations by-right. These proposed changes are intended to remove zoning barriers that have 
existed for decades that limit the type of reinvestment and renovation activities for nearly all of 
the County’s supply of two-family, and some one-family, dwellings that have otherwise been 
allowed (such as exterior additions and expansions) for the majority of nonconforming one-
family dwellings in one-family zoning districts.  These changes are consistent with the 
Affordable Housing Master Plan’s recommendation to support preservation of housing stock at 
the more affordable end of the housing spectrum. 
 
In addition, this amendment also includes a technical update to align the Zoning Ordinance text 
regarding treatment of nonconforming lots with longstanding County practice to allow lots 
substandard in lot width and/or lot area to be occupied by any uses permitted in the respective 
zoning district.  Other technical updates to select sections of ACZO Article 16.2 
Nonconformities are also proposed to improve organization and ease of use.  
 
BACKGROUND:  There are many one-family dwellings (single-family detached housing) and 
two-family dwellings (semidetached housing and duplexes) throughout Arlington that 
demonstrate conditions nonconforming to Arlington County Zoning Ordinance (ACZO) 
requirements in terms of setbacks, lot width, lot area, lot coverage and off-street parking.  This is 
commonly due to the timeframe when these homes were built, preceding today’s zoning 
standards.  Semidetached homes were built in the 1920s through early 1940s, pre-dating 
standards adopted through the 1942 Zoning Ordinance in which minimum lot width and lot area 
were established for this dwelling type, and side and rear year setbacks were significantly 
increased from earlier standards established in the 1930 and 1938 Zoning Ordinances.   
 
While the Code of Virginia permits property owners to continue operating, using, and 
maintaining a nonconforming use even after zoning standards are amended, zoning ordinances 
commonly limit the ability to make changes to nonconforming structures.  This is typically to 
limit the perpetuation of nonconformities incompatible with a locality’s Comprehensive Plan 
and/or the standards of the zoning districts in which the uses are located.  Consistent with that 
common practice, Arlington currently limits the ability to make changes to nonconforming one- 
and two-family dwellings (See Figure 1). 
  

DRAFT



 
 

 - 3 - 

Figure 1 – Summary of Current Zoning Ordinance Provisions in Residential Districts to Make 
Modifications to Nonconforming Dwellings (§16.2.2 and §16.2.5*) 

Dwelling Type One-Family 
Districts (R-20, R-
10, R-8, R-6, R-5) 

Two-Family 
District (R2-7)  

Townhouse 
Districts (R15-
30T, R-10T)  

Multi-Family 
Zoning Districts 
(RA 14-26, RA 8-
18, RA 6-15, RA 
4.8, R-C, RA-H)  

Nonconforming 
One-Family 
Dwellings  

Interior and 
conforming 
exterior expansions 
and additions by-
right**  

Interior 
modifications 
only  

Not allowed  Not allowed  

Nonconforming 
Two-Family 
Dwellings  

Interior 
modifications only  

Interior 
modifications 
only  

Not allowed  Not allowed  

Nonconforming 
Townhouse 
Dwellings  

n/a  Not allowed  Not allowed  Not allowed  

Nonconforming 
Multi-Family 
Dwellings  

n/a  n/a  n/a  Not allowed  

*A nonconforming building or structure which complies with all applicable zoning regulations but for height or lot 
area may be added on to provided that the total aggregate floor area included in all such additions and expansions 
does not exceed 50 percent of the floor area contained in the existing building or structure as of July 15, 1950 
(§16.2.5.B) 
**Interior and conforming exterior additions and expansions by-right 
 
As depicted in Figure 1, nonconforming one- and two-family dwellings in the R10-T, R15-30T, 
and RA Districts as well as Public (P), Commercial (C), and Industrial (M) districts (not shown 
in Figure 1) are currently prohibited from making interior structural alterations. Nonconforming 
one-family dwellings outside of one-family zoning districts are prohibited from making 
conforming, exterior additions and/or expansions, along with all nonconforming two-family, 
townhouse, and multi-family dwellings in any zoning district.  A property owner’s only avenue 
for obtaining approval for such alterations would be to seek relief with the approval of the Board 
of Zoning Appeals (BZA).   Only under limited circumstances, when an existing building or 
structure complies with all regulations except for height or lot area, an exterior change may occur 
without requiring BZA approval provided that the total aggregate floor area of the expansion 
and/or addition does not exceed 50% of the floor area contained in the existing building or 
structure as of July 15, 1950. 
 
It should also be noted that property owners, regardless of the status of their dwelling as 
conforming or nonconforming, may also seek relief from placement standards (ACZO §3) with 
the approval of a Use Permit by the BZA.   
 
In previous years, structural alterations and additions for nonconforming one- and two-family 
dwellings have been permitted on a case-by-case basis by the BZA. Requests have related to: 1) 
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variance requests for proposed home modifications that did not comply with current regulations, 
and 2) use permit requests to grant exceptions for placement of an addition/expansion in a 
required setback.  In the past two years, the BZA has considered cases for 12 properties in the 
R2-7 district, including:  
 

• variances for proposed additions that exceeded 50% of the gross floor area of the original 
structure on a lot of less than the required 3,500 sq. ft.;  

• use permits for rear additions that did not conform to side- and/or rear-yard setback 
requirements; and  

• front additions that did not conform to setback requirements. 
  

As noted in the images below, side and rear additions as well as new dormers are common 
conditions in semidetached homes throughout the County.  (See Figure 2). 
 
 
 
 

 
 
 
 
However, more recently, the BZA has denied recent variance requests for property owners of 
two-family dwellings who sought relief from applicable standards.  The Board based its denials 
on grounds that the characteristics of the nonconforming property requiring a variance were too 
common or reoccurring, and that an amendment to the ACZO was therefore reasonably 
practicable. 
 
Given these challenges for nonconforming two-family dwellings, the prevalence of 
nonconforming two-family dwellings in Arlington County, and the desire to retain this “Missing 
Middle” housing (housing affordable to households having incomes between 80% and 120% of 
the area median income (AMI)), this zoning study was undertaken to address nonconforming 
issues for two-family dwellings.  One goal of this effort is to create a new approval path for 
expansions and additions for two-family dwellings, by creating by-right opportunities for 
exterior improvements and reduce the need for BZA approvals.   
 
Related issues associated with making improvements to nonconforming dwellings were also 
examined through the study.  As a result, staff recommends amendments for both one- and two-

Figure 2: Existing Semidetached Neighborhoods 

Nauck (left), Alcova Heights (right) 
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family dwellings, related to structural interior alterations and exterior additions and expansions, 
as well as for nonconforming lots. Staff finds that the type of changes that will be possible with 
these text amendments will not diminish the character of single-family neighborhoods and will 
also reinforce the supply of smaller housing types which will help meet the County’s overall 
housing and affordable housing goals. 
 
DISCUSSION:   
 
Study Approach 
 
Upon launching this study of the two-family dwellings that are limited under the current zoning 
regulations today to make exterior expansions and additions, staff found that the majority of 
those two-family dwellings occur in the R2-7 zoning district.  The R2-7 zoning district occurs in 
various locations around the County, including along Lee Highway, Columbia Pike, Wilson 
Boulevard, and in Nauck. And, while it was also noticed that two-family dwellings occur in RA 
zoning districts, another zoning study (Housing Conservation District Study) is currently 
underway to consider potential incentives and tools that may be appropriate to allow for 
reinvestment and/or redevelopment in those areas.   
 
Staff also considered that while addressing limitations on exterior changes in two-family 
dwellings was the primary reason for initiating a zoning study, the Arlington County Zoning 
Ordinance (ACZO) also restricts interior structural alterations in nonconforming one-family and 
two-family dwellings that exist in the R-10T and R15-30T zoning districts, as well as RA, Public 
(P), Commercial (C), and Industrial (M) districts.  This is an additional limitation on 
reinvestment efforts in the County’s more affordable housing stock. 
 
Therefore, given that the majority of two-family residential units occur in R2-7 zoning and given 
that zoning regulations allowing interior structural alterations for both one- and two-family 
dwellings are not regulated universally, staff has focused its primary analysis for this phase of 
work on the two following areas in order to assess whether existing policies and zoning 
regulations should remain the status quo or if additional flexibility is warranted:  
  

• the R2-7 (Two-Family) zoning district and examining ways to allow for exterior 
additions and expansions, and  

• addressing interior structural alterations regulations for all one- and two-family 
dwellings, except those located in Public (P), Commercial (C), and Industrial (M) 
districts. 

 
Changes to regulations for two-family dwellings in RA zoning remain a focus of the Housing 
Conservation District and will be evaluated only as part of that study. 
 
Staff also preliminarily considered whether other changes to the ACZO should be made 
including removing the gross floor area cap on additions (i.e. 50 percent of the floor area 
contained in the existing building or structure as of July 15, 1950)  to two-family dwellings when 
they are nonconforming in height or lot area and developing new standards for two-family 
dwellings, thereby creating a possibility for larger additions as a matter of right and more new 
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construction associated with these dwelling types.  This would require a more extensive planning 
analysis and it was determined that this could be something to explore as part of a future phase of 
work.   
 
Additionally, staff examined a separate, specific issue related to nonconforming lot conditions, 
which is further discussed below.  
 
Additions and/or Expansions  
 
R2-7 Focus: Two-family dwellings are located throughout the County. As noted in Figure 3, 
66 percent of two-family lots located in R and RA districts are located in the R2-7 district. (See 
Figure 3 and Attachment B – Maps of Affected Lots).  Furthermore, these dwellings commonly 
demonstrate nonconformities that prevent homeowners from making additions and/or expansions 
without the need for a variance from the BZA. A Geographic Information System (GIS)-based 
study of the dimensions and conditions of two-family dwellings in Arlington estimates, that 85 
percent of the two-family dwellings located in the R2-7 zoning district are nonconforming in 
either lot area, lot width, or setbacks.   
 

 
Figure 3 – 

Location of Two-Family Lots in R and RA Districts Arlington County 
Zoning District Two-Family Lots 
R-5 229 
R-6 95 
R2-7 1488 
R10T, R15-30T 19 
RA 432 
Total 2263 

Source: Arlington County Division of Real Estate Assessment, 2018 
 

As a result of this pervasive challenge for nonconforming two-family dwellings in R2-7 districts 
and the importance of maintaining this dwelling type, staff has identified R2-7 as the district of 
focus for developing an amendment to enable expansions and/or additions.    
 
Rear Yard Additions in R2-7: The R2-7 zoning district is unique from the perspective that 
dwellings abut a shared lot line.  ACZO §3.2.6.A.2.(f) provides that a semidetached dwelling 
“shall be considered as one building occupying one lot” for the purpose of side yard regulations, 
meaning that there is no setback (or setback regulation) on the shared lot line between the two 
semidetached dwellings.    
  
One implication of this regulation is that any new construction may abut the shared lot line and 
adjacent building walls or features, eliminating possibly narrow alley-like spaces which are 
difficult to access or conduct maintenance. However, as illustrated in Figure 4, another 
implication is that a proposed amendment to permit expansions and additions by-right in the R2-
7 zoning district would enable a rear addition abutting the shared lot line as a by-right 
project.  (By-right side yard additions would be unlikely given existing setback encroachments.) 
This is in contrast with the current process in which, for a comparable rear addition project, any 
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nonconforming two-family dwelling would need to request a variance from the BZA, thus 
triggering neighbor notification of the proposed project and public hearing.     
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Figure 4 – Diagram Illustration of Potential Area Available for By-right Rear Addition 
Under Proposed Zoning Amendments  

 
*For side setbacks, 10 feet, plus 1 additional foot for every 2 ½ feet above 25 feet in height. ACZO Article 3, 
Section 3.2.6.A.(e) 
**For more details on front yard setbacks and setbacks from streets see ACZO Article 3, Section A.1.(e). 
 
Given shared lot lines and the general closer proximity of two-family dwellings, rear additions 
could have a greater impact on adjacent neighbors than a rear addition made to a single-family 
detached home.  In terms of losing the opportunity for advance notice as afforded through the 
BZA process, it would now be incumbent upon property owners who pursue expansion to inform 
their neighbors of an anticipated project and to reach an agreement regarding temporary access 
during construction.     
  
Any change in a semidetached neighborhood has a greater impact on adjacent neighbors given 
the spatial characteristics of the semidetached dwelling development pattern.  However, as 

Corner 
Lots 
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shown in Figure 2, rear additions are already a common condition in semidetached 
neighborhoods.  Furthermore, additions and expansions would still be limited by all Zoning 
Ordinance height, setback, and lot coverage requirements, requiring a BZA Use Permit for 
exceptions for placement or a variance for any other exception including when a two-family 
dwelling is nonconforming in height or lot area and seeking to build an addition greater than 50 
percent of the floor area contained in the existing building or structure as of July 15, 1950).  In 
addition, if adding a dormer were permitted by-right yet rear additions for nonconforming two-
family dwellings were still within the purview of the BZA for a variance, a hardship finding 
would still be difficult to justify given the common occurrence of nonconformities in these 
dwelling types.  For these reasons staff supports an amendment to permit expansions and 
additions by-right in the R2-7 zoning district, regardless of the nature of the proposed addition or 
expansion as a rear addition, side addition, or pop up from an existing roof line.  
 
One-Family Dwellings in R2-7: In considering the scope of the recommended zoning ordinance 
amendment regarding the treatment of nonconforming dwellings in the R2-7 zoning district, it is 
also important to note that the R2-7 district allows both one-family and two-family dwellings. 
Within the existing housing stock zoned R2-7, 22 percent (427 dwellings) are single-family 
detached, primarily concentrated in the Nauck neighborhood with the remainder found 
sporadically throughout other Arlington neighborhoods.  While the primary challenge associated 
with making additions and/or expansions has been identified for nonconforming two-family 
dwellings, almost one-half of the one-family dwellings in R2-7 also demonstrate 
nonconformities and thus would face the same challenge in seeking to expand (Source: CPHD 
Planning Division, 2018). These one-family property owners would also face challenges 
redeveloping the lot with a two-family dwelling form, in alignment with the intent of the R2-7 
zoning district, given substandard lot width and lot area in many cases.   
 
Given the limited supply and renovation options for one-family dwellings in the R2-7 district and 
a desire to support the County’s established neighborhoods, staff recommends creating a 
consistent standard enabling additions and/or expansions for both one- and two-family dwellings 
in R2-7 by-right and also removing the limitation on the size of the addition for one-family 
dwellings in R2-7.  The potential impacts of allowing additions and/or expansions to 
nonconforming single-family dwellings in R2-7 would be no different from the impacts of 
additions and/or expansions to nonconforming single-family dwellings in other R districts, which 
is already allowed by-right.   
 
RA Districts: RA districts also permit two-family dwellings as a by-right use but are found in 
relatively fewer numbers in these districts.  RA districts are intended for multi-family housing; as 
such, two-family dwellings in these districts were excluded from this study.  However, the two-
family dwellings in RA districts are currently under review through the ongoing Housing 
Conservation District (HCD) study.  Given their importance as an existing source of market-rate 
housing, staff is considering potential strategies to permit greater flexibility for additions and/or 
expansions to nonconforming two-family dwellings in the RA districts in the HCD. 
 
Interior Structural Alterations 
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Approved as an amendment in February 2013, the Zoning Ordinance permits structural or non-
structural interior alterations to an existing nonconforming one- or two-family dwelling located 
in the R-20, R-10, R-8, R-6, R-5 or R2-7 zoning district (16.2.3.B). 
 
Given the overarching interest in supporting reinvestment in Arlington’s housing stock, staff’s 
analysis has also accounted for a prior study preliminary recommendations for nonconforming 
dwellings that had heretofore not yet been prioritized for staff review (Report on Status of 
Nonconforming One- and Two-Family Dwellings, December 2015).   One of the key 
recommendations from the study was to extend the ability to make structural or non-structural 
interior alterations in  additional nonconforming one and two-family dwellings to the remaining 
R zoning districts (R10T, R15-30T) and all RA zoning districts in order to achieve potential 
parity for these type of alterations, once further analysis could be undertaken to evaluate the 
impacts of expanding flexibility for interior renovation in one-family and two-family dwellings 
in areas planned for higher density or other land uses.    
 
As indicated on the maps in Attachment B, there is a supply of one- and two-family dwellings 
that exist in areas with a General Land Use Plan (GLUP) designation of “Low” Residential (1-10 
units per acre), “Low” Residential (11-15 units per acre), and along the edges of single-family 
neighborhoods adjacent to multi-family residential neighborhoods in areas designated “Low-
Medium” Residential and with R-10T, R15-30T, and RA zoning, not the traditional R zoning.  
While the number of one- and two-family dwellings located in R-10T and R15-30T is limited, 
173 one-family and 432 two-family dwellings are located in RA districts, and 58 percent of these 
one-family dwellings and 63 percent of these two-family dwellings are located in areas 
designated “Low-Medium” Residential.  Given the location of these dwellings in “Low-
Medium” Residential areas, this amendment may potentially create a greater likelihood of 
preservation of existing one- and two-family dwellings in areas envisioned for higher density 
residential development. 
 
Despite the potential implication of expanding the ability to make interior structural alterations in 
one- and two-family dwellings in areas intended for higher density, enabling such alterations to 
nonconforming dwellings in RA districts would create a consistent standard for all one- and two-
family dwellings across all single-family neighborhoods except those located in Public (P), 
Commercial (C), or Industrial (M) districts.  It would also facilitate updates to the interior 
conditions of these dwellings for homeowners, potentially until property owners and market 
conditions determine that a higher intensity use is the preferred option.  Furthermore, allowing 
interior structural alterations in RA districts may be particularly important for those dwellings 
that are unlikely to be consolidated for redevelopment due to their smaller parcel size. Thus, 
while the inconsistency between the GLUP designation and existing housing stock should be 
acknowledged, staff recommends changing the ACZO to allow one- and two-family dwellings in 
the R-10T, R15-30T, and RA districts to conduct interior renovations that cannot currently be 
issued an approved building permit without a variance. A variance would still be required to 
make interior structural renovations for the limited number of nonconforming dwellings located 
in Public (P), Commercial (C), and Industrial (M) districts, as it is more apparent that another 
type of land use is envisioned for those areas of the County.   
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It is also important to note that the Zoning Ordinance allows for structural or non-structural 
interior alterations “[. . .]provided the repair or alterations is wholly contained within the existing 
exterior walls of the dwelling” (§16.2.2.B). As was discussed in the staff report accompanying 
the 2013 zoning ordinance amendment regarding interior structural alterations, that amendment 
was intended to facilitate by-right interior structural repairs to nonconforming dwellings.  The 
provision allows both alterations that are fully within the interior of the structure, as well as 
replacement, enlargement or creation of new doors, windows or other openings in existing 
exterior walls, as long as those doors, windows or openings do not further any nonconforming 
condition.   
 
This limitation on changes to exterior walls is in keeping with the zoning best practice to allow 
for established nonconforming uses to continue, but not to allow for structural alterations or 
repairs in ways that would extend its life.  Staff finds the current Zoning Ordinance language in 
§16.2.2.B consistent with this best practice and thus does not recommend additional changes to 
this provision beyond the addition of the remaining R districts and all RA districts discussed 
above.  Any additional definition on the by-right ability to make changes to exterior walls as they 
relate to interior alterations would require further study to establish criteria and evaluate potential 
impacts, beyond the scope of this zoning ordinance amendment.  
 
Nonconforming Lots 
The Zoning Ordinance text (§16.1.1) related to nonconforming lots has been interpreted more 
broadly in the past to allow lots with substandard lot width and/or substandard lot area to be 
occupied by any uses permitted in the respective district.  However, as written, (“less width and 
less area”) strict interpretation of the text does not align with the County’s desired administration 
of this section.  The ACZO should be updated to align with the longstanding and desired 
practice.  Staff recommends making this technical update.   
 
Summary of Recommendations 
Given these considerations, staff recommends the following amendments to ACZO Article 16: 
Nonconformities: 
1. Remove restriction on additions and/or expansions for nonconforming one- and two-family 

dwellings in R2-7, preserving the need for BZA approval for use permits for placement when 
the expansion would encroach into a required setback;  

2. Remove the restriction on interior structural repairs/alterations for nonconforming one and 
two-family dwellings in the remaining excluded R districts and all RA districts; 

3. Align the Zoning Ordinance language with the longstanding County practice to allow lots 
substandard in lot width and/or lot area to be occupied by any uses permitted in the respective 
zoning district; 

4. Update select sections of ACZO Article 16: Nonconformities to improve organization and 
ease of use.  

 
Proposed Amendments 
 
References to specific provisions within this report are based on existing numbering within the 
Zoning Ordinance and are not reflective of proposed formatting changes presented in the draft 
text amendment. 
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Nonconforming lots: §16.1.1 provides that in one-family zoning districts, “where a lot has less 
width and area than required in the subject district” and was recorded prior to July 15, 1950, 
“such lot may be occupied by any use permitted in the respective districts.”  As mentioned 
above, the longstanding County practice allowing lots with substandard lot width and/or 
substandard lot area to be occupied by any uses permitted in the respective district is not 
consistent with the current ACZO text.  As a result, staff proposes to change the language in 
§16.1.1 from “and” to “and/or” to align the Zoning Ordinance language for this provision with 
longstanding practice.  
 
Additions and/or Expansions: §16.2.5.A provides that “A nonconforming building or structure 
shall not be added to or expanded in any manner unless such building or structure, including 
such additions and expansions, is made to conform to all the regulations of the district in which it 
is located.”  This is followed by three additional provisions with limitations on additions and/or 
expansions which are 1) §16.2.5.B in which a building or structure which does not comply with 
the height or lot area regulations may be added to or expanded provided the total aggregate floor 
area included in all such additions and expansions does not exceed 50 percent of the floor area 
contained in the existing building or structure as of July 15, 1950; 2) §16.2.5.C in which a 
building or structure lacking sufficient parking spaces may be altered or expanded provided 
additional required parking spaces are provided; and 3) §16.2.5.D in which a nonconforming 
building or structure may not be moved in whole or in part to any other location on the lot unless 
the building or structure is made to conform to all the regulations of the district.  However, the 
preamble of §16.2.5 exempts one-family dwellings located in many one-family zoning districts 
from this provision, which enables one-family dwellings in one-family zoning districts the ability 
to add on to and/or expand their dwelling by-right without needing to provide additional required 
parking spaces, without a cap on the size of the addition by-right, and without the limitation on 
relocation, thus without the need for a BZA variance. 
  
In addition, §16.2.2.A provides that only one-family dwellings may construct an addition over an 
existing area of encroachment into required setback or yard, provided that there is no more 
encroachment into the required setback or yard than that of the existing wall below it, and 
provided that new construction may not take place over encroaching garages or porches.  
 
The R2-7 zoning district is where the majority of Arlington County’s two-family dwellings are 
located.  Staff recommends allowing one- and two-family dwellings in the R2-7 district this 
same ability to add on to and/or expand their dwelling by-right as one-family dwellings in one-
family zoning districts. This can be achieved by adding one- and two-family dwellings in the R2-
7 district to the list of dwelling types and districts in §16.2.5 that are excluded from the 
restriction on additions and/or expansions to nonconforming dwellings. Two-family dwellings 
would still be subject to the cap on the size of the addition (i.e. 50 percent of the floor area 
contained in the existing building or structure as of July 15, 1950), the need to provide parking as 
required in the zoning ordinance (typically 1 space per dwelling unit) if not already provided, 
and the limitation on relocating the building or structure to any other location on the lot.  
Staff further recommends adding two-family dwellings to the types of dwellings in §16.2.2.A in 
which an addition over an existing area of encroachment into required setback or yard is allowed. 
These types of additions would have the same restrictions as those for one-family dwellings. No 
further encroachment would be permitted into the required setback or yard than that of the 
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existing wall below it, and no new construction could take place over encroaching garages or 
porches.  
 
Interior Structural Alterations: §16.2.2.B provides that nonconforming one- and two-family 
dwellings located in the R-20, R-10, R-8, R-6, R-5, and R2-7 districts may make interior 
structural repairs and alterations.  Staff recommends adding the remaining R districts (R-10T and 
R15-30T) and all RA districts to the list of districts in which nonconforming one- and two-family 
dwellings may make interior structural repairs and alterations by-right (§16.2.2.B). A variance 
would still be required to make interior structural renovations for the limited number of 
nonconforming dwellings located in Public, Commercial, and Industrial districts.   
 
Organizational Updates: ACZO Article 16: Nonconformities, §16.2 currently lists the regulations 
for nonconforming buildings and structures (§16.2.1 through §16.2.6).  In some cases, the 
provisions regarding the qualifications of nonconforming dwellings in §16.2.2 are inconsistent 
with and/or redundant to provisions on related topics in §16.2.3-§16.2.6. To improve ease of use 
and eliminate inconsistencies, staff recommends several technical updates to reorganize the 
regulations which will improve the clarity and achieve alignment with long-standing 
interpretation.  Specific recommended technical changes are as follows: 
 
• Remove section §16.2.2 by redistributing all content to subsequent sections and renumbering 

subsequent sections accordingly.  
• Redistribute the content from §16.2.2.A on additions and/or expansions to §16.2.5 Additions, 

Enlargements, Moving which would be renumbered as §16.2.4. 
• Redistribute the content from §16.2.2.B on repairs and alterations to §16.2.4 Repairs, 

Alterations, which would be renumbered as §16.2.3. 
• Redistribute the content from §16.2.2.C on damaged buildings to §16.2.6 Restoration of 

damaged building, which would be renumbered as §16.2.5; remove redundant provisions 
regarding time limits on making repairs and the definition of force majeure from former 
§16.2.2.C. 

• In the new §16.2.5, subdivide the paragraph on restoration of damaged buildings into 
4 subsections, for ease of use; restore the appropriate approval body originally intended from 
“use permit by the County Board” to “use permit by the Board of Zoning Appeals” 
correcting an error from the 2017 Technical Update Zoning Ordinance Amendment and 
consistent with current practice for obtaining exceptions for placement requirements.   

• Make additional edits, where needed, to clarify specific references, dwelling types, districts, 
and provisions. 
 

PUBLIC ENGAGEMENT:   
 
Level of Engagement:  
 

Communicate and Consult 
 
Staff selected the Communicate and Consult levels of engagement as these are standard 
levels for any zoning study.  The scope of the study was to complete a targeted review of 
specific nonconforming zoning standards that limit renovation and reinvestment in some 
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of Arlington’s existing housing supply, which otherwise will continue to age and become 
more obsolete.  As the proposed amendments will allow more flexibility for renovation 
and expansion, staff does not foresee that major impacts to existing neighborhoods 
throughout the County will occur with these changes.  The amendment would not result 
in significant changes to nonconforming one-and two-family dwellings, as the 
amendment would only authorize additions and expansions within the height and 
placement standards of the underlying zoning districts. The Affordable Housing Master 
Plan recommends the preservation of the County’s more affordably priced housing stock, 
and this amendment would implement this recommendation.   
 

Outreach Methods:   
   

• The scope of study for this proposed zoning ordinance amendment was reviewed by 
the Planning Commission’s Zoning Committee (ZOCO) at its May 2018 meeting, and 
the proposed amendments were presented and discussed with ZOCO in July 2018. 
 

• Staff corresponded with individual property owners and design professionals who 
expressed interest in receiving additional information on the study at the May 2018 
ZOCO meeting. 
 

• Staff used email notifications to provide information on the ZOCO meetings to email 
subscribers.  
 

• The Zoning Studies web page includes information about this study.  
 

Community Feedback:   
   
ZOCO members were supportive of the amendment, and no major issues were raised.  ZOCO 
members were interested in pursuing additional amendments that could facilitate preservation 
and new development opportunities of two-family housing. 
 
For these proposed amendments, ZOCO members discussed whether exterior additions and 
expansions could be allowed in nonconforming one- and two-family dwellings in RA districts, 
not just in one- and two- family zoning districts. Staff responded that nonconforming one- and 
two-family dwellings in RA districts are the subject of analysis in the Housing Conservation 
District Study.  In terms of additional analysis of two-family housing, staff informed ZOCO that 
further study of two-family dwellings has been recommended by staff as a future phase of work.  
The scope of study for a future phase could: 
 

• evaluate the potential of removing restrictions on additions and/or expansions in 
additional zoning districts where two-family housing is currently found and/or allowed 
by-right, such as RA districts beyond the defined HCD as shown on the General Land 
Use Plan and R-5 and R-6 districts. 

• consider the potential for creating additional flexibility for additions and/or expansions 
by-right, and opportunities to encourage development of new two-family dwellings. 
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• consider modifications to dimensional standards for two-family dwellings (setbacks, lot 
coverage, width, and area), address the cap on gross floor area for additions to 
nonconforming dwellings, and more broadly develop potential scope elements for a 
future Missing Middle Study. 

 
Staff responded to other questions from ZOCO members and meeting attendees at the May 2018 
meeting. Attachment C contains a comment-response matrix for comments and questions that 
were raised at ZOCO meetings and from other sources.  
 
Planning Commission. The Planning Commission heard the proposed amendments at its October 
10, 2018 meeting, where it voted (x to x) to recommend that the County Board adopted the 
amendments as proposed by staff.  Insert additional discussion. . .  
  
Housing Commission. The Housing Commission heard the proposed amendments at its October 
11, 2018 where it voted (x to x) to recommend that the County Board adopted the amendments 
as proposed by staff.  Insert additional discussion. . .  
 
 
CONCLUSION: Staff finds that the proposed amendments will help implement the Affordable 
Housing Master Plan and will allow for reinvestment in existing housing stock that contributes to 
the overall diversity of housing countywide.  Furthermore, staff does not anticipate that the 
proposed amendments will significantly alter existing neighborhood character where these one- 
and two-family dwellings occur.  Therefore, staff recommends that the County Board adopt the 
attached ordinance to amend, reenact and recodify the Arlington County Zoning Ordinance 
(ACZO) §16, Nonconformities, specifically §16.1, Nonconforming Lots and §16.2, 
Nonconforming Buildings and Structures, to clarify provisions for nonconforming lots, expand 
the number of zoning districts in which nonconforming dwellings may make alterations and 
expansions, and to make other editorial amendments for organization and clarity.  
  

DRAFT



 
 

 - 16 - 

ZOA-2018-01 
 
AN ORDINANCE TO AMEND, REENACT, AND RECODIFY THE ARLINGTON 
COUNTY ZONING ORDINANCE §16, TO CLARIFY PROVISIONS FOR 
NONCONFORMING LOTS, EXPAND THE NUMBER OF ZONING DISTRICTS IN 
WHICH NONCONFORMING DWELLINGS MAY MAKE INTERIOR AND 
EXTERIOR ALTERATIONS AND EXPANSIONS, AND TO MAKE OTHER 
AMENDMENTS, FOR CLARITY; AND IN ORDER TO FACILITATE THE CREATION 
OF A CONVENIENT, ATTRACTIVE, AND HARMONIOUS COMMUNITY; AND FOR 
OTHER REASONS REQUIRED BY THE PUBLIC NECESSITY, CONVENIENCE AND 
GENERAL WELFARE, AND GOOD ZONING PRACTICE. 
 
Be it ordained that the Arlington County Zoning Ordinance § 16 is hereby amended, reenacted, 
and recodified to clarify provisions for nonconforming lots, expand the number of zoning 
districts in which nonconforming dwellings may make interior and exterior alterations and 
expansions, and other amendments, for clarity; and in order to facilitate the creation of a 
convenient, attractive, and harmonious community; and for other reasons required by the public 
necessity convenience and general welfare, and good zoning practice.   
 

* * * 
 
Proposed amendments are shown with bold underline to denote text to be added, or bold 
strikethrough to denote text to be deleted.  Text moved from one location to another is shown 
with red to show the new location and bold red strikethrough to show the original location. 
Where paragraphs are proposed to be added or deleted, all subsequent paragraphs will be 
renumbered accordingly; and all references throughout the Ordinance will be updated 
accordingly. 
 

* * * 
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Attachment A 
 
 
 

Article 16. Nonconformities 1 

§16.1. Nonconforming Lots  2 

§16.1.1. Lots in R districts 3 
In the R-20, R-10, R-8, R-6, and R-5 districts, where a lot has less width and/or less area than 4 
required in the subject district and was recorded under one ownership at the time of the 5 
adoption of this ordinance (July 15, 1950), such lot may be occupied by any use permitted in 6 
the respective districts. 7 

§16.2. Nonconforming Buildings and Structures 8 

§16.2.1. Applicability 9 
The provisions of this section shall apply to all nonconforming buildings and structures except 10 
as otherwise expressly stated in this zoning ordinance.  11 

§16.2.2. Qualification of nonconforming dwellings 12 

A. Existing nonconforming one-family and two-family dwellings and accessory buildings or 13 
structures shall be permitted to be added to or expanded, provided that the addition or 14 
expansion complies with all current provisions of this zoning ordinance.  The provisions 15 
of this section shall not preclude construction, within applicable height limits, of an 16 
addition over an existing one-family or two-family dwelling encroaching on a required 17 
setback or yard area provided there is no more of an encroachment into the required 18 
setback or yard than that of the existing wall below it, and providing that new 19 
construction may not take place over encroaching garages or porches.   20 

B. Notwithstanding any provision to the contrary in this Ordinance, existing 21 
nonconforming one- and two-family dwellings, and nonconforming accessory buildings 22 
and structures located in the R-20, R-10, R-8, R-6, R-5, and R2-7, R10-T, R15-30T, and all 23 
RA districts shall be permitted to make interior repairs and alterations, whether 24 
structural or non-structural, provided the repair or alteration is wholly contained within 25 
the existing exterior walls of the dwelling, building or structure. 26 

C. Existing main and accessory buildings or structures shall be permitted to be rebuilt 27 
within the building footprint and height and stories as they existed prior to damage or 28 
destruction if structures are damaged or destroyed by fire, wind, earthquake or other 29 
force majeure, and if construction commences within two years from the date of such 30 
damage or destruction.  However, if the nonconforming building or structure is in an 31 
area under a federal disaster declaration and the building has been damaged or 32 
destroyed as a direct result of conditions that gave rise to the declaration, then the 33 
owner shall have an additional two (2) years within which to complete the repairs, 34 
rebuilding, or replacement.  As used herein, “force majeure” shall mean any natural 35 
disaster or phenomena, including a hurricane, tornado, storm, flood, high water, wind-36 
driven water, tidal wave, earthquake or fire caused by lightning or wildfire or other 37 
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accidental fire (accidental fire shall not include arson committed under Va. Code Ann.  38 
§§18.2-77 or 18.2-80). 39 

§16.2.2. Maintenance permitted 40 
Nonconforming buildings or structures may be maintained, except as otherwise provided in 41 
this section §16.2. 42 

§16.2.3. Repairs, alterations 43 

A. Repairs and alterations may be made to a nonconforming building or structure; provided, 44 
that no structural alteration shall be made except those required by law or ordinance, or 45 
as provided by §16.2.2. in §16.2.  Repairs and alterations to a nonconforming dwelling, 46 
building or structure not otherwise permitted under this Zoning Ordinance are prohibited, 47 
unless approved under a use permit or variance pursuant to sections §15.6.4 and §15.6.6. 48 

B. Notwithstanding any provision to the contrary in this Ordinance, existing nonconforming 49 
one- and two-family dwellings, and nonconforming accessory buildings and structures 50 
located in the R-20, R-10, R-8, R-6, R-5, and R2-7,R and RA districts shall be permitted to 51 
make interior repairs and alterations, whether structural or non-structural, provided the 52 
repair or alteration is wholly contained within the existing exterior walls of the dwelling, 53 
building or structure. 54 

 55 

§16.2.4. Additions, enlargements, moving 56 
This §16.2.5 applies to all buildings except one-family dwellings located in the R-5, R-6, R-8, 57 
R-10, and R-20, and R2-7 district and two-family dwellings located in the R2-7 district. 58 

A. A nonconforming building or structure shall not be added to or expanded in any manner 59 
unless such building or structure, including such additions and expansions, is made to 60 
conform to all the regulations of the district in which it is located. 61 

B. A building or structure which does not comply with the height or lot area regulations shall 62 
not be added to or expanded in any manner unless such addition or expansion conforms 63 
to all the regulations of the district in which it is located; provided, that the total 64 
aggregate floor area included in all such separate additions and expansions does not 65 
exceed 50 percent of the floor area contained in the existing building or structure, as of 66 
July 15, 1950. 67 

C. A building or structure lacking sufficient automobile parking space in connection 68 
therewith as required in §14.3 may be altered or expanded, provided additional 69 
automobile parking space is supplied to meet, for the entire building, requirements of 70 
§14.3. 71 

D. No nonconforming building or structure shall be moved in whole or in part to any other 72 
location on the lot unless every portion of such building or structure is made to conform 73 
to all the regulations of the district in which it is located.  74 

E. The provisions of §16.2.4.A, §16.2.4.B, §16.2.4.C, and §16.2.4.D do not apply to existing 75 
nonconforming one-family dwellings located in the R-5, R-6, R-8, R-10, and R-20, and R2-76 
7 district.  The provision of §16.2.4.A does not apply to existing nonconforming two-77 
family dwellings located in the R2-7 district. 78 
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1. The provisions of this section shall not preclude construction, within applicable 79 
height limits, of an addition over an existing one-family or two-family dwelling 80 
encroaching on a required setback or yard area provided there is no more of an 81 
encroachment into the required setback or yard than that of the existing wall 82 
below it, and providing that new construction may not take place over encroaching 83 
garages or porches.   84 

§16.2.5. Restoration of damaged building 85 

A. A nonconforming residential or commercial building or structure which is damaged or 86 
destroyed by fire, flood, wind, earthquake or other calamity or force majeure or the public 87 
enemy may be repaired, rebuilt, or replaced to eliminate the nonconforming features or 88 
reduce the nonconformity to the extent possible, without the need to obtain a variance 89 
from the Board of Zoning Appeals as provided in §15.6.4 or use permit from the County 90 
Board Board of Zoning Appeals as provided in §15.4 §15.6.6, and the occupancy or use of 91 
such building, structure or part thereof, which existed at the time of such  damage or 92 
destruction, may be continued or resumed, or as provided by this section. 93 

B. If such building a nonconforming residential or commercial building or structure is 94 
damaged or destroyed by force majeure to the extent of more than fifty (50) percent of 95 
the building’s value and cannot be repaired, rebuilt or replaced except to restore it to the 96 
original nonconforming condition, the owner may restore it to the original nonconforming 97 
condition.    98 

C. Unless such building a nonconforming building or structure is repaired rebuilt or replaced 99 
within two years of the date of the natural disaster or other force majeure, such building 100 
shall only be repaired rebuilt or replaced in accordance with the provisions of this 101 
ordinance.  However, if the nonconforming building or structure is in an area under a 102 
federal disaster declaration and the building has been damaged or destroyed as a direct 103 
result of conditions that gave rise to the declaration, then the owner shall have an 104 
additional two (2) years within which to complete the repairs, rebuilding, or replacement.   105 

D. Existing main and accessory buildings or nonconforming one and two-family dwellings 106 
and their accessory structures shall be permitted to be rebuilt within the building 107 
footprint and height and stories as they existed prior to damage or destruction if 108 
structures are damaged or destroyed by fire, wind, earthquake or other force majeure. 109 
and if construction commences within two years from the date of such damage or 110 
destruction.  However, if the nonconforming building or structure is in an area under a 111 
federal disaster declaration and the building has been damaged or destroyed as a direct 112 
result of conditions that gave rise to the declaration, then the owner shall have an 113 
additional two (2) years within which to complete the repairs, rebuilding, or 114 
replacement.  As used herein, “force majeure” shall mean any natural disaster or 115 
phenomena, including a hurricane, tornado, storm, flood, high water, wind-driven 116 
water, tidal wave, earthquake or fire caused by lightning or wildfire or other accidental 117 
fire (accidental fire shall not include arson committed under Va. Code Ann.  §§18.2-77 or 118 
18.2-80). 119 

E. As used herein, “force majeure” shall mean any natural disaster or phenomena, including 120 
a hurricane, tornado, storm, flood, high water, wind-driven water, tidal wave, earthquake 121 
or fire caused by lightning or wildfire or other accidental fire (accidental fire shall not 122 
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include arson committed under Va. Code Ann.  §§18.2-77 or 18.2-80), or incidents of 123 
terrorism or war.   124 
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Attachment C – Comment Response Matrix 

1 
08/08/2018 

Two-Family Nonconforming Dwellings ZOA 
Comment Origin Staff Response 
Clarifying Questions 
How many two-family dwelling lots are impacted by 
the current regulations pertaining to 
nonconformities?  

ZOCO 
Member, 
5/18 ZOCO 
Meeting 

There are 1,477 two-family dwellings located in R2-7, 317 located in 
R-5 and R-6, and 432 located in RA districts.  Two-family dwellings
with nonconforming features in these districts are impacted by the
current regulations related to nonconforming dwellings subject to
study in this effort. Data on types of nonconformities is located in
Attachment 3 of the July 24 ZOCO memo.

A matrix of common questions pertaining to the 
zoning regulations for expanding nonconforming 
dwellings would assist the Zoning Committee’s 
review of the forthcoming draft text  

ZOCO 
Member, 
5/18 ZOCO 
Meeting 

The building.arlingtonva.us webpage features an FAQ on 
nonconformities that addresses common questions pertaining to 
zoning regulations for modifying and/or expanding nonconforming 
dwellings.   

Arlington County would benefit from a checklist, or 
guidelines, posted on the Building Arlington website 
describing what is and is not permitted for home 
renovations. Such a checklist could be used as a 
guide to standardize the review process for the 
Zoning Division’s counter staff, who would benefit 
from more flexibility in interpreting and 
administering the zoning regulations for home 
renovations. 

Public 
Comment, 
5/18 ZOCO 
Meeting 

What sorts of changes to walls, either interior or 
exterior, would impact the legal nonconforming 
status of a dwelling?  

ZOCO 
Member, 
5/18 ZOCO 
Meeting 

Quoted from the building.arlingtonva.us FAQ : “The Renovation to 
an existing dwelling, where the renovation is completely contained 
within the interior walls of a one- or two-family dwelling located in 
the R-20, R-10, R-8, R-6, R-5 or R2-7 zoning district is allowed. This 
allowance includes replacement, enlargement or creation of new 
doors, windows or other openings in existing exterior walls, but 
does NOT allow replacement of an entire exterior wall (§16.2.2.B).” 

Replacement of an exterior wall is allowed in nonconforming one-
family dwellings located in R-5, R-6, R-8, R-10, R-20 yet must comply 
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with the regulations of the district in which it is located. (§16.2.5) A 
BZA use permit may be sought for encroachment into a required 
yard or setback for structures in R-20, R-10, R-8, R-6, R-5, and R2-7 
(§15.6.6) 
 
The only changes to exterior and interior walls that would impact 
(i.e. eliminate) the legal nonconforming status of a dwelling would 
be new construction conforming to all the regulations of the district 
in which it is located.  
 
 

Under what conditions would the Zoning 
Administrator determine that proposed home 
modifications would be considered a structural 
change? Example: An upper-story addition to an 
existing dwelling often requires a beam or riser to be 
installed in the supporting wall beneath the addition. 
Would this be a structural change?  
 

ZOCO 
Member, 
5/18 ZOCO 
Meeting  

A structural alteration is any change that would tend to prolong the 
life of the supporting members of a building or structure, such as 
bearing walls, columns, beams, or girders.  

How does this study overlap with the Housing 
Conservation District study?  
 

ZOCO 
Member, 
5/18 ZOCO 
Meeting  

Two-family dwellings are permitted by-right in RA districts where 
they can be found in limited quantities.  However, two-family 
dwellings in these districts will be studied through the ongoing 
Housing Conservation District study, an Affordable Housing Master 
Plan implementation effort.  The HCD recommendations will inform 
recommendations for the limited number of two-family dwellings 
located in RA zoning districts elsewhere.  

 
Do the maps depict parcels or lots? While they are 
synonymous in most cases, in some instances they 
are not. 
 

ZOCO 
Member, 
7/24 ZOCO 
Meeting 

The maps depict lots, as defined and regulated in the ZO. However, 
it should be noted that the inventory may include some outlier 
cases in which a parcel identified does not meet the ZO "lot" 
definition with regards to street frontage and subdivisions. The 
legend and title in the maps will be updated for consistency. 

What was the methodology for determining dwelling 
types in the study’s districts? 
 

ZOCO 
Member, 

The property codes in the Real Estate Assessment Database were 
used to identify lots containing the dwelling types of interest. 
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7/24 ZOCO 
Meeting 

Does Arlington County permit residents to file for a 
permit in anticipation of an expected Zoning 
Ordinance amendment? 
 

ZOCO 
Member, 
7/24 ZOCO 
Meeting 

Any application will be reviewed and advertised under the Zoning 
Ordinance that is in effect at the time the application is made. We 
can’t hold an application waiting for changes to be made, nor can 
we review an application under anything but the current Zoning 
Ordinance. 

Questions Specific to Phase I 
How would conversions of one-family dwellings to 
two-family dwellings be affected by this zoning 
ordinance amendment?  
 

ZOCO 
Member, 
5/18 ZOCO 
Meeting  

Apart from building code requirements, structural changes to an 
existing one-family dwelling to convert to a two-family dwelling are 
subject to the regulations of the district in which it is located and 
the provisions of §16.2.2.B and §16.2.4 regarding interior structural 
alterations.    
 
The proposed zoning ordinance amendment would enable one-and 
two-family dwellings located in R15-30T, R10-T and RA districts to 
make interior structural alterations, which are currently restricted 
from doing so.  Thus, one-family dwellings located in these districts 
seeking to convert to two-family dwellings would now be able to 
make interior structural alternations by-right.  However, as with any 
such conversion, the provisions of the district in which the dwelling 
is located (i.e. lot width, area, floor area, setbacks) and all other 
provisions of the ZO would apply.   
 
Phase II would study potential impacts of modification to district 
standards on the existing stock of one-family dwellings.   

One attendee expressed support for the prospective 
amendments to Article 16, but remained concerned 
that the Board of Zoning Appeals would remain 
unwilling to grant use permit approval for certain 
types of requests for encroachment into required 
setbacks.  
 

Public 
Comment, 
5/18 ZOCO 
Meeting 

The proposed zoning ordinance amendment includes modification 
to §16.2.2.A allowing two-family dwellings to construct an addition 
over an existing area of encroachment into required setback or yard 
by-right, provided that there is no more encroachment into the 
required setback or yard than that of the existing wall below it, and 
providing that new construction may not take place over 
encroaching garages or porches. 
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These modifications would remove the need for many of the non-
conforming two-family dwellings to obtain a variance to do 
additions that otherwise meet the requirements of the zoning 
ordinance. The BZA would therefore see less applications made to 
them for small additions. 

 
Will “or as otherwise provided” be included at the 
end of § 16.2.3.A as a reference to § 16.2.3.B?  
 

ZOCO 
Member, 
7/24 ZOCO 
Meeting 

Staff has confirmed that the currently proposed language, “or as 
provided in § 16.2” covers § 16.2.3.B.  Staff intends to provide 
updates for the FAQs on the webpage for nonconforming dwellings 
and we will recommend updating the FAQs to clarify this issue, if 
needed. 
 

 
Why not change R2-7 standards now so that most of 
the nonconforming lots and dwellings are 
conforming? 
 

ZOCO 
Member, 
7/24 ZOCO 
Meeting 

This could be the subject of future study (see responses to 
Questions Specific to Phase II).  The impacts of making changes to 
dimensional standards would need to be studied in detail before 
recommendations could be made. 

Questions Specific to Phase II    
What is the rationale for considering granting 
permissions to two-family dwellings that do not exist 
for single-family dwellings (i.e. reduced setbacks)?  
 

ZOCO 
Member, 
5/18 ZOCO 
Meeting 

Two-family, semidetached dwellings in R2-7 face the common 
condition of nonconformity for lot width, lot area, and setbacks less 
than the current ZO standards for the R2-7 district.  As a result of 
this nonconforming status, the ZO effectively requires any two-
family dwelling in the R2-7 district to seek a variance for an addition 
or expansion.  
 
In single-family districts, cases of substandard lot width, area, or 
setbacks in single-family dwellings exist yet are not as common as is 
the case with two-family dwellings.  Furthermore, current setbacks 
for one-family structures are less than those for two-family 
dwellings, despite often being located on substantially wider lots. 
 
While the proposed zoning ordinance amendment in Phase I will 
eliminate the need for a variance for nonconforming two-family 
dwellings in R2-7, given this universal condition of nonconformity 
for two-family dwellings in R2-7 and the County desire to preserve 
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and potentially promote this dwelling type, study is recommended, 
in a Phase II study, to determine the appropriate form, density, and 
scale of this housing type and if any of the standards of the districts 
in which two-family dwellings are allowed should be modified to 
support further reinvestment in existing stock and potential new 
construction of this housing type in areas where the GLUP supports 
this land use.  
 
As with one-family dwellings, BZA use permits would still be 
required for exceptions for placement. 

The proximity of two-family dwellings to other two-
family dwellings, and need for access to adjacent lots 
during construction, should inform preservation of 
requirements for public notification and neighbor 
consent.  
 

ZOCO 
Member, 
5/18 ZOCO 
Meeting 

 
 
 
These factors should be considered in development of a refined 
scope of work for a Phase II study.   
 

Perhaps there are limited modifications that could 
be considered to approach equity for the treatment 
of two-family dwellings but which do not exceed a 
certain threshold that would cause potential 
undesired impacts.  
 

ZOCO 
Member, 
5/18 ZOCO 
Meeting 

Would design guidelines be considered if caps on 
square footage maximums were replaced and/or 
dimensional standards modified?  
 

ZOCO 
Member, 
5/18 ZOCO 
Meeting 

Should Arlington County consider allowing three-
family dwellings?  
 

ZOCO 
Member, 
5/18 ZOCO 
Meeting  

Are there certain types of expansions to dwellings 
that should not be permitted?  
 

ZOCO 
Member, 
5/18 ZOCO 
Meeting 
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Will Phase 2 of this study address one and two-
family housing located in RA districts?  
 
 

ZOCO 
Member, 
7/24 ZOCO 
Meeting 

One and two-family housing in RA districts in HCDs is the subject of 
study in the Housing Conservation District study.  The 
recommendations may inform considerations for RA districts 
outside of HCDS, which could be addressed in a Phase II study. 
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