DEPARTMENT OF COMMUNITY PLANNING, HOUSING AND DEVELOPMENT
Planning Division
2100 Clarendon Boulevard, Suite 700, Arlington, VA 22201
TEL: 703-228-3525 FAX: 703-228-3543 www.arlingtonva.us

Memorandum
To:

Zoning Committee of the Planning
Commission (ZOCO)

Date:

From:

Timothy Murphy, Associate Planner
Department of Community Planning, Housing and Development

Subject:

Zoning Ordinance Amendment (ZOA) – Parking Modifications in R-C District

February 15, 2019

Introduction
Staff has drafted a proposed amendment to the Arlington County Zoning Ordinance (ACZO) that
provides the County Board additional flexibility to approve modifications to minimum parking
ratio standards for multifamily residential uses in site plans located in the R-C, Multiple-family
Dwelling and Commercial District. The proposed amendment enables the implementation of
recently-adopted policy guidelines for evaluating requests for parking reductions associated with
site plans for multifamily residential projects and extends their applicability to the R-C district. 1
The proposed amendment also removes limiting language from the parking standards specified in
the R-C district, which then aligns the standards with the parking standards found in other
Commercial/Mixed Use (C) Districts. Furthermore, the proposed amendment is consistent with
previously-adopted policies and plans that focus on housing and transit-oriented development.
Background
This section provides an overview of (1) the applicable standards of the R-C district; (2) the
establishment of the R-C district in the ACZO; and (3) the development of the parking policy
guidelines for site plan multifamily residential projects.
Applicable R-C District Standards
Section 7.3 of the ACZO contains the standards for the R-C district, which is designed to
“encourage high-medium residential development while also providing for a mixed-use
transitional area between higher density development and lower density residential uses.” This
section specifies the district’s appropriateness for sites (1) located within a quarter-mile radius of
a Metro station entrance and (2) designated High-Medium Residential Mixed-Use on the GLUP.

1

Off-Street Parking Guidelines for Multi-Family Residential Projects Approved by Special Exception in the
Rosslyn-Ballston and Jefferson Davis Metro Corridors, adopted by the County Board on November 18, 2017.
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Section 7.3.4 contains standards for site plans in the R-C district, including requirements for
parking and loading spaces. These standards reference the parking requirements found in §14.3,
Parking and Loading (i.e. parking ratios by use and dimensional standards), but restrict the County
Board’s authority to approve reductions to the required amount of residential parking below one
parking space per dwelling unit.
Section 14.3.7 states that the minimum parking requirement for dwellings other than one- and twofamily dwellings is 1.125 spaces for each of the first 200 dwelling units in a structure, plus one
space for each additional dwelling unit.
Establishment of the R-C District
The establishment of the R-C district occurred as part of the development of the Ballston Sector
Plan. The planning effort identified lots north of Fairfax Drive opposite the Ballston Metro station
and proposed that they become a transitional area between the high-density mixed-use area to the
south of Fairfax Drive and the lower-density residential area to the north of Fairfax Drive. These
lots were zoned C-2, Service Commercial-Community Business District and consisted of lowerdensity commercial uses and vacant land. Implementing the desired vision for these lots
necessitated a series of GLUP and zoning amendments.
First, in December 1978, the County Board adopted a GLUP amendment that changed the GLUP
designation for the lots north of Fairfax Drive to High-Medium Residential. Attachment 1
illustrates this change on the 1979 GLUP Map. On June 5, 1979, the County Board adopted the RC district, which would more closely align with the intent of the new GLUP designation while
recognizing the presence of existing C-2 uses and development rights. When the County Board
adopted the Ballston Sector Plan in May 1980, the plan contained an implementation action that
recommended the County Board advertise the C-2 lots for rezoning to the R-C district. Finally, to
further the vision of a transitional area and create a distinction between the R-C district and the
RA4.8, Multiple-family Dwelling District, which were both paired with the High-Medium
Residential GLUP designation, the County Board adopted GLUP amendments in December 1980
that created a new GLUP designation, the High-Medium Residential Mixed-Use District, paired it
to the R-C district, and applied it to the lots north of Fairfax Drive. Attachment 2 illustrates this
change on the 1983 GLUP Map. Additional GLUP amendments in 1981 and 1982 designated other
areas within the Ballston and Virginia Square Metro station areas to High-Medium Residential
Mixed-Use, which are also illustrated in Attachment 2.
Today, the R-C district can be found in the Rosslyn-Ballston Corridor in the Ballston, Virginia
Square, and Courthouse Metro station areas. Attachment 3 displays the location of the R-C district
within the Ballston and Virginia Square Metro station areas.
Parking Requirements for Residential Uses in Site Plans in R-C District
The current restriction that states that the County Board can modify the required amount of parking
as part of a site plan for a multifamily residential project to no less than one space per dwelling
unit dates to the original R-C district standards adopted by the Board in June 1979. Staff reviewed
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the staff report that recommended approval of the R-C district; however, the report does not include
a discussion or justification for including this limiting provision.
Staff conducted additional historical research of other zoning districts in existence at the time of
the R-C district’s adoption and found that the RA4.8 district contained the same limiting language
regarding the modification of parking requirements for multifamily residential uses in site plans.
This language appeared in the original RA4.8 district standards adopted by the County Board in
June 1962; however, a May 1982 amendment removed this limitation. A review of the staff report
that accompanied this amendment did not justify the removal of this language.
Development of Parking Policy Guidelines for Site Plan Multifamily Residential Projects
After the adoption of parking policy guidelines for commercial uses in site plans, the County Board
directed the County Manager to initiate a study of parking requirements and develop a
methodology for evaluating the appropriate amount of off-street parking for multifamily
residential uses in site plan developments. As part of this effort, the County Manager appointed an
11-member Residential Parking Working Group (RPWG), which recommended the development
of future Zoning Ordinance amendments for the R-C district and any other zoning districts where
parking is not a modifiable standard, and staff concurred with this recommendation.
In November 2017, the County Board adopted the parking policy guidelines for residential uses in
site plans, which specify a range of parking ratios of less than one space per dwelling unit that may
be suitable for residential development proposals near Metro stations and could be approved by
the County Board as part of the site plan or Unified Commercial Mixed Use Development
(UCMUD) approval. However, the guidelines specifically state that they are not available during
the review of site plan proposals in the R-C district because the district standards do not allow the
County Board to modify parking requirements below one space per dwelling unit.
At that time, the County Board directed the County Manager to explore potential amendments to
the R-C district that would permit the usage of the guidelines for site plans located in the zoning
district.
Analysis
Staff found that throughout its history, a central purpose of the R-C district has been to serve as a
transitional mixed-use zone between higher-density mixed-use areas and lower-density residential
areas for both form and density. While the original reasoning for the inclusion of the limiting
language in the original R-C district standards was not documented, the insertion of the language
could have addressed concerns at that time about increased demand for street parking in the lowerdensity residential area near the Ballston Metro station stemming from new multifamily residential
development.
Staff focused on the following considerations when preparing the proposed amendment:
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Adoption and Consistent Implementation of the Parking Policy Guidelines
As noted above, the County Board previously adopted the guidelines that establish a methodology
and process for modifying the required amount of parking for multifamily residential uses in site
plans. These guidelines apply elsewhere in other zoning districts within the Metro corridors. Both
staff and the RPWG recommended that the County amend the R-C district to enable consistent
implementation of the guidelines. When the County Board adopted the guidelines, the County
Board also directed the County Manager to explore amendments to the R-C district to address this
inconsistency. The proposed amendment to the R-C district therefore revises the only zoning
district standard that contains this restrictive language and enables the availability of the guidelines
during review of multifamily residential uses in site plan or UCMUD proposals for all eligible
zoning districts within the two Metro corridors.
Consistency with Adopted County Policies
The proposed amendment is consistent with several adopted County policies and plans that address
housing and transit-oriented development. The County’s Master Transportation Plan (MTP)
expresses the need to facilitate transit-oriented development and closely examine parking
requirements in Metro station areas. The Sector Plans for Metro station areas also seek to promote
walkable, transit-accessible neighborhoods where parking and reliance on personal automobiles is
less prevalent than in other parts of the County. The Affordable Housing Master Plan and MTP
also include policies that support the development of affordable housing units by providing
flexibility from parking requirements to facilitate financial feasibility.
Proposed Amendment
Staff recommends removing the portion of §7.3.4.E.1 that prohibits the County Board from
approving parking modifications below one space per dwelling unit. This revision would enable
the County Board to consider requests to reduce parking requirements consistent with the parking
guidelines for site plan proposals in the R-C district.
Community Engagement Process
Staff will present the findings and recommendations of this memorandum to the Zoning
Committee of the Planning Commission at its meeting on February 20, 2019.
Anticipated Schedule
•
•
•

March 16, 2019: County Board Request to Advertise
April 8, 2019: Planning Commission final consideration and recommendation
April 23, 2019: County Board final consideration and action
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Attachment 2 – 1983 GLUP Map indicating High-Medium Residential Mixed-Use north of Fairfax Drive, south of
Glebe Road, and a portion of the Virginia Square Metro station area east of Quincy Street.
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Attachment 3 – Zoning map displaying the current location of the R-C district within the Ballston and Virginia
Square Metro station areas.
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2/15/2019

Zoning Ordinance Amendment – Parking Modifications in R-C District
Proposed amendments are shown with bold underline to denote new text, and bold
strikethrough to denote deleted text.
Where paragraphs are added or deleted, all subsequent paragraphs are renumbered
accordingly, and all references throughout the Ordinance are updated accordingly.
***

Article 7. Commercial/ Mixed Use (C) Districts
***

§7.3. R-C, Multiple-family Dwelling and Commercial District
Purpose
A. The purpose of the R-C, Multiple-family Dwelling and Commercial District is to
encourage high-medium density residential development while also providing for a
mixed-use transitional area between higher density development and lower density
residential uses. This district is designed for use in Metro station areas as identified on
the General Land Use Plan (GLUP), and primarily for sites any part of which is located:
1. Within a 1/4 mile radius of a Metrorail station entrance and
2. That are designated "high-medium residential mixed-use" on the GLUP.
B. This district may also be considered for other locations in Metro station areas up a ½
mile radius of a Metrorail station entrance that are designated “high-medium
residential mixed-use” or expressly identified as eligible for rezoning to this district or
re-planning to “high-medium residential mixed-use” in adopted County plans.
C. Determination as to the actual types and densities of uses to be allowed will be based
on the characteristics of individual sites and on the need for community facilities, open
space and landscaped areas, circulation and utilities.
Uses
Uses shall be as specified in §7.1.
Density and dimensional standards
A.

By-right
Development allowed by-right in the R-C district shall comply with the following
standards, except as otherwise expressly allowed or stated.

1

DRAFT

2/15/2019

Two-family Dwellings
Type of Standard
Site area, minimum (sq. ft.)
Lot, minimum (sq. ft.)
Lot area
Lot area per dwelling unit
Lot width, minimum average
(feet)
Lot width
Lot width per dwelling unit
Height
Maximum (feet)
Maximum (number of stories)
Floor area, minimum (sq. ft.)
Floor area per dwelling unit,
exclusive of basement or attic
Floor area ratio

One-family
Dwelling
6,000

Semidetached
7,000

Duplex
7,000

Multiplefamily
7,500

Townhouse
7,500

All other
uses
5,000

6,000
6,000

3,500
3,500

7,000
3,500

7,500
1,800

7,500
1,800

5,000
--

60
60

70
35

70
--

75
--

75
--

50
--

35
--

35
3½

35
3½

35
3½

35
3½

35
--

--

750

750

--

--

--

--

--

--

--

--

--

1. Exception
(a) Large-scale housing projects
Large-scale housing projects having a site area of five acres or more, dwellings
may be erected to a height not to exceed either six stories or 60 feet, provided
said dwellings are located not nearer than 150 feet to any boundary line of the
site on which the project is situated.
B.

Special exception
Development allowed by special exception in the R-C district shall comply with the
following standards, except as otherwise approved by the County Board.

2
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Two-family
Dwellings
Type of Standard
Site area, minimum (sq. ft.)
Lot, minimum (sq. ft.)
Lot area
Lot area per dwelling unit
Lot width, minimum
average (feet)
Lot width
Lot width per dwelling unit
Height

Semidetached
7,000

Duplex
7,000

3,500
3,500

7,000
3,500

56
28

56
--

35

35

3½

3½

Maximum (feet)
Maximum (number of stories)
Floor area, minimum (sq.
ft.)

Low or
Moderate
Income
Housing

See §12.3.7

Townhouse,
Semi-detached,
and Existing Onefamily Dwellings

See §12.3.4

Multiplefamily
20,000

All Retail and
Food
Establishment
uses

20,000
--

5,000
--

---

50
--

65, including
the mechanical
penthouse
--

35
-0.62 per square
foot of multiplefamily (first floor
only)

Floor area per dwelling unit,
exclusive of basement or attic
Floor area ratio

750

750

--

--

--

--

3.24
(including retail)

--

C.

Bulk coverage and placement
For bulk, coverage and placement requirements not listed in this section see §3.2.

D.

Exceptions
1. [Reserved]

Site plans
The County Board may approve site plans, as provided in §15.5, subject to the following:
A.

All
other
uses
5,000

General
1. The following uses may be approved at the rate of 0.62 square feet of gross floor
area for each gross square foot of multiple-family use proposed, provided that the
total F.A.R. of the project does not exceed 3.24:
(a) Retail and service commercial uses which shall be restricted to the first floor of any
structure.
(b) Offices, business and professional.
2. Such uses may be approved at the rate not to exceed one square foot of gross floor
area for each square foot of gross floor area of multiple-family use and the total
F.A.R. of the project may be permitted in an amount not to exceed 3.5 on sites
which:
(a) Have a minimum area of 50,000 square feet;
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(b) Have a minimum of 200 feet of continuous frontage on a principal arterial, minor
arterial or local principal street as designated on the Arlington County Master
Transportation Plan; and
(c) Are across a principal arterial, minor arterial or local principal street from a C-O-A
district.
3. On sites which meet the criteria in §7.3.4.A.2, above, and which also include an
entire block, such uses may be approved at the rate not to exceed 1½ square feet
of gross floor area for each square foot of gross floor area of multiple-family use in
the approved site plan and the total floor area ratio of the project may be
permitted in the amount not to exceed 3:5.
B.

Arterial or local principal street frontage requirement
Any structure in which less than 50 percent of the gross floor area is multiple-family use
shall front on a principal arterial, minor arterial or local principal street as designated in
the Arlington County Master Transportation Plan.

C.

Height limit
Under no circumstances shall the height of any building exceed 95 feet nor shall a
mechanical penthouse extend more than 16 feet above the 95 foot height limit, except
that in order to allow enclosure of elevator equipment needed to provide elevator access
to roof areas, the mechanical penthouse height may be increased by up to eight additional
feet. This additional height may only be used to allow the amount of structure necessary
to enclose the elevator equipment.

D.

Landscaping
A minimum of 10 percent of the total site area is required to be landscaped open space in
accordance with the requirements of §14.2 , Landscaping.

E.

Automobile parking and loading space
1. Parking spaces shall be provided as required in §14.3, provided, however, that as
part of the site plan approval, the County Board may reduce this requirement to
no less than one space for each unit.
2. One parking space for each 580 square feet of commercial or office space.

Site development standards
The site development standards of Article 13 and Article 14 apply to all development, except as
otherwise specified.
***
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